
City of Carson City 
Agenda Report 

 
Date Submitted: March 24, 2009  Agenda Date Requested: April 2, 2009 

 Time Requested:  20 minutes 
 
To: Mayor and Board of Supervisors 
 
From: Public Works-Planning Division 
 
Subject Title:  Action to approve a request for a Tentative Subdivision Map from Voltaire 
Green Homes, LLC, for an 8-unit Common Open Space subdivision known as City View 
Greenhomes, located at 4500 and 4600 Volaire Street, APNs 009-253-10 and 009-255-01.  
(TSM-09-003) 
 
Summary: The request would result in eight single family residential units with approximately 
30% open space (2.47 acres) on approximately 8.16 acres (including proposed abandonment AB-
09-002) on property zoned Single Family One Acre (SF1A).  This Common Open Space 
development request is being processed concurrently with AB-09-002. 
 
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 at the February 25, 2009 meeting by a 
vote of 6 Ayes, 0 Nays and 1 Abstain. 
 
Recommended Board Action:  I move to approve a request for a Tentative Subdivision Map 
from Voltaire Green Homes, LLC, for an 8-unit Common Open Space subdivision known as 
City View Greenhomes, located at 4500 and 4600 Volaire Street, APNs 009-253-10 and 009-
255-01, based on the findings and subject to the conditions of approval contained in the staff 
report. 
 
Explanation for Recommended Board Action:  With the recommended conditions of 
approval, the tentative subdivision meets all the city requirements of the Subdivision Ordinance.  
Therefore, the Planning Commission and staff recommend that the Board of Supervisors approve 
the Tentative Subdivision Map.  See attached Planning Commission staff report for more 
information. 
 
Applicable Statute, Code, Policy, Rule or Regulation: CCMC 17.05 (Tentative Maps), 
18.02.050 (Review). 
 
Fiscal Impact: N/A 
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Explanation of Impact: N/A 
Funding Source: N/A 
 
Alternatives:   1)  Refer back to staff and Planning Commission for further review 
   2)  Deny request 
 
Supporting Material:  1)  Maps 
 
Prepared By:  Janice Brod, Management Assistant V 

 
Reviewed By:  _________________________________  Date: _____________ 

(Planning Division Director) 
__________________________________  Date: _________________ 
(Public Works Director) 
_____________________________________________  Date: _________________ 
(City Manager) 
_____________________________________________  Date: _________________ 
(District Attorney’s Office) 

 
 

 
Board Action Taken: 
 
Motion: ______________________________ 1) _________________ Aye/Nay 
                   2) _________________ ________ 

________ 
________ 
________ 
________ 

___________________________ 
     (Vote Recorded By) 
 



 
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF FEBRUARY 25, 2009 

 
FILE NO:  TSM-09-003     AGENDA ITEM : H-5b  

  
 
STAFF AUTHOR:  Jennifer Pruitt, Principal Planner 
  
REQUEST:  A Tentative Subdivision Map for a Common Open Space Development - "City 
View Greenhomes,” consisting of eight single family dwelling units and 30% open space (2.47 
acres) on approximately 8.16 acres (including proposed abandonment AB-09-002) on property 
zoned Single Family One Acre (SF1A), located at 4500 and 4600 Voltaire Street, APN(s) 009-
253-10 and 009-255-01. 
 
APPLICANT:   Voltaire Green Homes LLC 
 
OWNERS:        Benjamin & Maureen Saljestad 
 
LOCATION:   4500 and 4600 Voltaire Street 
 
APN(s):  009-253-10 and 009-255-01 
 
Master Plan:  Low Density Residential (LDR) 
 
Zoning:  Single Family One Acre (SF1A) 
 
RECOMMENDED MOTION:  
 
"I move to recommend to the Board of Supervisors approval of a Tentative Subdivision 
Map known as City View Greenhomes, (TSM-09-003) to allow a Common Open Space 
Development of eight residential home lots, on property zoned Single Family One Acre 
(SF1A), located at 4500 and 4600 Voltaire Street, Assessor's Parcel Number(s) 009-253-10 
and 009-255-01 based on required findings and subject to the recommended conditions 
of approval contained in the staff report.” 
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TENTATIVE SUBDIVISION MAP RECOMMENDED CONDITIONS OF APPROVAL. 
 
1. The applicant must sign and return the Notice of Decision / conditions of approval within 

10 days of receipt of notification. If the Notice of Decision is not signed and returned 
within 10 days, the item may be rescheduled for the next Planning Commission meeting 
for further consideration. 

 
2. Prior to submittal of any parcel map or preferably final map, the Engineering Division 

shall approve all on-site and off-site improvements.  The applicant shall provide 
construction plans to the Engineering Division for all required on-site and off-site 
improvements, prior to any submittals for approval of a final map.  The plan must adhere 
to the recommendations contained in the project soils and geotechnical report. 

 
3. All other departments' conditions of approval, which are attached, shall be incorporated 

as conditions of this report. 
 

4. The applicant shall adhere to all Carson City standards and requirements for water and 
sewer systems, grading and drainage, and street improvements, as outlined in the 
Development Standards and other applicable Divisions and as required by the Standard 
Specifications and Details for Public Works Construction, as adopted by Carson City.  
No deviations from the standards are allowed unless specifically noted on the approved 
tentative map.  

 
5. Please be advised that inclusion under the Nevada Division of Environmental Protection 

Construction Stormwater General Permit is also required for any project involving land 
disturbances of one or more acres. 

 
The following shall be included in the design of the improvement plans:     
 
6. West Appion Way, as shown on Phase 2 of the tentative map, shall be improved to local 

rural road standards in accordance with Carson City standard detail C-1.12.  The 
horizontal layout and finish grades of the proposed turn-around at the west terminus of 
West Appion Way shall be approved by the Fire Department. 

 
7. In accordance with Carson City Development Standards (CCDS) 12.10 and 12.11.10, 

pavement sections shall be based on subgrade strength values determined by 
Resistance (R) Value or California Bearing Ratio (CBR).  Refer to CCDS Division 17 for 
soils report requirements.  In no case shall the proposed pavement section be less than 
the minimum section prescribed in standard drawing C-1.12. 

 
8. Storm drainage facility improvements shall be designed in accordance with CCDS 

Division 14.  A Technical Drainage Study is required with submittal of Improvement 
Plans in accordance with CCDS 14.9 through 14.10. 

 
9. Storm drainage improvements along the west side of Voltaire Street will be required in 

order to convey runoff from West Appion Way to the existing inlet in front of lot 2.  The 
existing “V-Ditch” along Voltaire Street will be insufficient to convey this runoff.  The most 
likely solution would be a piped storm drain system. 
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10. All lots shall be served by public sanitary sewer.  The Engineering Division has reviewed 

plans from BSA Construction for a sewer main extension from the intersection of West 
Overland Street and Cochise Street to the intersection of West Appion Way and Voltaire 
Street.  The existing house on lot 1 shall be connected to the public sewer as part of the 
Phase 1 subdivision improvements.  The Phase 2 subdivision improvements will include 
a sewer main extension to the western terminus of West Appion Way in order to serve 
lots 6, 7 and 8. 

 
11. All lots shall be served by public water.  Lots 1 through 5 will connect to the existing 

water main in Voltaire Street.  The Phase 2 subdivision improvements will include a 
water main extension to the western terminus of West Appion Way in order to serve lots 
6, 7 and 8. 

 
12. Future development of the individual lots will require adherence to the Hillside 

Development requirements within Division 7 of the Carson City Development Standards.  
Engineered grading, drainage, erosion control and re-vegetation plans will be required 
for each individual lot building permit.  Maximum allowable driveway slope will be 12%. 

 
13. All driveway approaches shall be constructed with Type II base and have an asphalt 

paving or concrete surface from the edge of traveled way to the property line in 
accordance with Carson City Municipal Code 11.12.060. 

 
14. An adequate area shall be provided at the top of each driveway in order to allow vehicles 

to back out of the garage and turn around in accordance with CCDS 12.12.2.  The 
suggested minimum dimension is 12’ by 12’. 

 
The following shall be conditions to be completed prior to submitting for Construction 
Permit or Final Map: 
     
15. Final improvement plans for the development shall be prepared in accordance with 

CCDS Division 19 and the Standard Specifications and Details for Public Works 
Construction, as adopted by Carson City. 

 
16. The applicant shall obtain dust control and stormwater pollution prevention permits from 

the Nevada Division of Environmental Protection (NDEP).  The site grading must 
incorporate proper dust and erosion control measures. 

 
17. Recordation of AB-09-002 is required to be completed prior to submitting for a 

Construction Permit or a Final Map. 
 

The following must be submitted or included with the final subdivision map: 
 

18. All Parcel Maps or preferably final map(s) shall be in substantial accord with the 
approved Tentative Map and the approved Tentative Map as signed by the Mayor, 
Planning Commission Chairman and the Planning Director.  
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19. Notes shall be added to the final map: 
 
        A.    “These parcels are subject to Carson City’s Growth Management Ordinance and all 
 property owners shall comply with provisions of said ordinance.” 
 
         B.    “All development shall be in accord with Tentative Map (TSM-09-003).” 
     
20. All street names shall be reviewed and approved by Carson City’s GIS Department.  The 

approved names shall be shown on the final map. 
 

21. A copy of the signed Notice of Decision shall be provided. 
 
22. With the submittal of any parcel map or preferably final maps, the applicant shall provide 

evidence to the Planning Division from the Health and Fire Departments indicating the 
agencies' concerns or requirements have been satisfied. Said correspondence shall be 
included in the submittal package for any parcel map or preferably final maps and shall 
include approval by the Fire Department of all hydrant locations. 

 
The following are applicable to Building Plan Submittal: 
     
23. The plans submitted for review shall comply with the prescriptive requirements found in 

the Carson City Building Division handout titled: RESIDENTIAL PLAN SUBMITTAL 
REQUIREMENTS: One & Two Family Dwellings and Accessory Structures. This hand 
out may also be found online at: www.carson-city.nv.us/Index.aspx?page=181 

 
24. Please contact the Carson City Building Division if the developer wishes to create 

mastered plans for this project.  
 

25. The Foundation Plans, prepared as a part of the future building plans, shall indicate the 
requirements for concrete exposure to sulfates in the soil. (’06 IBC 1904.3) 

 
26. The plan submittal for the proposed single-family dwellings shall include a topographical 

site plan, with care given to the placement of the homes in relationship to the 
neighboring ascending and descending slopes. (’06 IBC 1805.3) 

 
27. As a part of the plan submittal, include a minimum of two (02) copies of the International 

Code Council Evaluation Services Report (ICC ESR) for the weatherproof membrane at 
the second story decks.  

 
28. Provide a minimum of two (02) copies of the International Code Council Evaluation 

Services Report (ICC ESR) for the exterior plastering (“stucco”) system. In addition, on 
the building elevation plan sheet, indicate the exterior plastering (“stucco”) system 
manufacturer and product name/number, along with the ICC ESR number.  

 
29. As a part of the building design, include a dimensioned detail for the separation between 

the weep screed and earth, and between the weep screed and hard surfaces. (’06 IBC 
2512.1.2) 
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The following are general conditions of approval: 

 
30. All disturbed areas are required to have a palliative applied for dust control. Any and all 

grading will comply with State and City regulations. 
 

31. Project requires application for a Building Permit, issued through the Carson City 
Building Division. This will necessitate a complete review of the project to verify 
compliance with all adopted construction codes and municipal ordinances applicable to 
the scope of the project. 

 
32. Hours of construction will be limited to 7:00 a.m. to 7:00 p.m., Monday through Friday, 

and 7:00 a.m. to 5:00 p.m. on Saturday and Sunday.  If the hours of construction are not 
adhered to, the Building Division will issue a warning for the first violation, and upon a 
second violation, will have the ability to cause work at the site to cease immediately. 

 
33. A final map, prepared in accordance with the tentative map, for the entire area for which 

the tentative map has been approved or the first of a series of final maps covering a 
portion of the approved tentative map must be approved by the Board for recording 
within two years after the approval of a tentative map unless a longer time is provided for 
in an approved development agreement with the City.  If the subdivider elects to present 
a successive map in a series of phased final maps, the successive final map must be 
approved by the Board within one year of the recording of the preceding final map.  The 
Board may grant an extension of not more than one year for any successive final map 
after the one-year period for presenting a successive final map has expired. 

 
34. The applicant shall retain a qualified consultant to prepare a Fuel Management Plan and 

must submit the plan prior to final map approval.  Enforcement of the Fuel Management 
Plan shall be required of the Homes Owners Association, Landscape Maintenance 
District or legal instrument acceptable to the City. The Fuels Management Plan shall 
include provisions for Defensible Space, Community Defense Zones, Defensible Fuel 
Profile Zone identification, fire lanes and fuel breaks, as required by the City. The final 
version of the plan shall be subject to review and approval by the Carson City Fire 
Department and Planning Division. 

 
35. The applicant shall be required to comply with all codes and ordinances regulated by the 

Fire Department.  
 

36. Prior to the recordation of the final map for any phase of the project, the improvements 
associated with said phase must either be constructed and approved by the City, or the 
specific performance of said work secured by providing the City with a proper surety in 
the amount of one hundred fifty percent (150 %) of the engineer’s estimate.  In either 
case, upon acceptance of the improvements by the City, the developer shall provide the 
City with a proper surety in the amount of ten percent (10 %) of the engineer’s estimate 
to secure the Developers obligation to repair defects in workmanship and materials 
which may appear in the work within one year of acceptance by the City. 

 
37. A "will serve" letter from the water and wastewater utilities shall be provided to the 

Nevada Health Division prior to approval of a final map. 
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38. The District Attorney shall approve any CC&R's prior to recordation of the first final map, 

including but not limited to the following: 
 

39. Exterior building colors shall blend with surrounding development and not cause abrupt 
changes.  Primary building surfaces (excluding trim areas) should be muted or earth-
tone in color.  Bold colors shall be avoided except when used as accent or trim. 

 
40. Three-Year Maintenance Plan.  Provisions shall be made to monitor and maintain, for a 

period of three (3) years regardless of ownership, a maintenance plan for the common 
open space area.  The maintenance plan for the common open space area shall, at a 
minimum, address the following: 

 
a.    Vegetation management; 
 
b.    Watershed management; 
 
c.    Debris and litter removal; 
 
d.    Fire access and suppression; 
 
e. Maintenance of public access and/or maintenance of limitations to public             
access;  
 
f.    Other factors deemed necessary by the Commission or the Board. 

 
41. Provisions shall be made for the permanent preservation and ongoing maintenance of 

the common open space and other common areas using a legal instrument acceptable 
to the City.  

 
42. Snow removal within City View Greenhomes Subdivision will be the responsibility of the 

residents and will not be performed by Carson City. 
 

43. Application TSM-09-003 is subject to the approval of application AB-09-002. 
 

44. All development shall be in compliance with Carson City Development Standards 
Division 7, Hillside Development, as the average slope of the area to be developed is in 
excess of 15%. 

 
45. The maximum number of residential lots is eight for City View Greenhomes Subdivision 

(not including open space lots). 
 

46. Lots not planned for immediate development shall be left undisturbed and no mass 
grading and clearing of natural vegetation shall be allowed. 

 
LEGAL REQUIREMENTS: CCMC 17.05 (Tentative maps); 17.10 (Common Open Space 
Development); NRS 278.330; CCMC 18.02.050 (Review); 18.04.055 (Single Family One Acre 
district); and 18.04.190 (Residential Districts Intensity and Dimensional Standards);  
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KEY ISSUES: Does the proposal meet the Tentative Map requirements?  Will the proposal 
cause material damage to surrounding land uses or properties?  
 
SURROUNDING ZONING AND LAND USE INFORMATION  
 
NORTH:  Single Family One Acre, Residential  
SOUTH:  Single Family One Acre, Residential  
WEST:     Single Family One Acre, vacant  
EAST:     Single Family One Acre, Residential 
 
ENVIRONMENTAL INFORMATION  
 
1. FLOOD ZONE:  Zone D (An area where flood hazards have not been determined)  
 
2. SLOPE/DRAINAGE:  The natural ground slope is nearly uniform across the site down to 

the east-southeast at an average slope of approximately 29%.  
 
3. SOILS:  
  No. 60: Surprise, 8%-15% slopes 
  No. 70. Toll 0%-15% slopes 
 
4. SEISMIC ZONE:  II & III (least severity of shaking potential);    
 
SITE DEVELOPMENT INFORMATION  
 
1. SUBJECT AREA:         6.93 acres   
 
2. ABANDONMENT AREA:      1.23 acres 

 
3. TOTAL RESIDENTIAL LOTS:      eight residential lots 

 
4. TOTAL PROJECT SITE AREA:      8.16 acres 

 
5. COMMON AREA/OPEN SPACE AREA   2.47 acres 

 
6. EXISTING LAND USE:  The subject site is primarily vacant; however APN 009-

255-01 was recently developed with a single family dwelling unit. 

7. PROPOSED UNIT SIZES:   2,300 square feet  to 3,140 square feet  

8. PROPOSED LOT SIZES  21,060 square feet  to 39,125 square feet  
 
9. REQUIRED SETBACKS: See proposed building envelopes.  

 
10. PARKING REQUIRED:  16 parking spaces -two spaces per dwelling unit 
 
11. PARKING PROVIDED:  16-24 parking spaces - eight dwelling units with attached  

    two car garages, most with three car garages. 
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12. BUILDING HEIGHT:  The proposed homes project notes varying building 

heights ranging from two stories to three stories in height, not to exceed the maximum 
building height of 32 feet in compliance with SF1A zoning requirements.  

 
13. PROJECT PHASING:  City View Greenhomes Subdivision is proposed with two 

phases. Phase I includes site development and lot development of Lots 1-5. Phase II 
includes site development and lot development of Lots 6-8. 

 
CCMC 17.10.030 Lot and Yard Standards allow for the minimum lot size, lot width and setback 
requirements applicable to the base zoning district may be reduced for better utilization of the 
land and to produce a housing environment of stable and desirable character consistent with the 
objectives of Chapter 17.10 Common Open Space Development. The proposed lot and yard 
standards of the City View Greenhomes development are in keeping with the criteria noted in 
CCMC 17.10.030. 
 
BACKGROUND  
 
September 08, 2008, the applicant, Ben Smith, Voltaire Green Homes LLC. and City staff 
participated in a Conceptual Review (CSM-08-090) for the proposed City View Greenhomes 
subdivision.  The original proposal consisted of eight single-family home sites. 
 
February 17, 2009, the applicant conducted a neighborhood open house with property owners 
surrounding the proposed development site to display the draft plans and solicit comments and 
or concerns. Per the information provided by the applicant there were approximately 14+ 
adjacent property owners in attendance at the neighborhood open house, information was 
provided to those in attendance and tours of the nearly completed single family dwelling unit on 
site were conducted.  
 
DISCUSSION 
 
The purpose of CCMC 17.10 Common Open Space Development is to set forth regulations to 
permit variation of lot size, including density transfer (cluster) subdivisions, in order to preserve 
or provide open space, protect natural, cultural and scenic resources, achieve a more efficient 
use of land, minimize road building and encourage stable, cohesive neighborhoods offering a 
mix of housing types. Common open space development may be allowed in any residential 
zoning district. 
 
The proposed Common Open Space Development, City View Greenhomes, is located at 4500 
and 4600 Voltaire Street, APN(s) 009-253-10 and 009-255-01, within the southwestern portion 
of Carson City. The subject parcels are located on the west side of Voltaire Street and just north 
of West Appion Way. The developed area will consist of approximately 8.16 acres. Open space 
and common area combined will consist of approximately 2.47 acres (30% of the proposed City 
View Greenhomes subdivision).  
 
The City View Greenhomes Open Space Development (TSM-09-003) is being processed 
concurrently with Right-of Way Abandonment AB-09-002. 
 
The subject site is currently two parcels: APN 009-253-10, which is 4.14 acres and APN 009-
255-01, which is 2.78 acres. The overall acreage including the proposed Abandonment AB-09-
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002 is 8.16 acres. The site is primarily undeveloped; however, there is a recently constructed 
single family dwelling unit on site. A majority of the subject site is covered with native sage and 
scrub brush and has topographical changes exceeding 15%-30%.  
 
The proposed City View Greenhomes subdivision does not exceed the total number of dwelling 
units allowed by the underlying zoning district (SF1A) which allows a maximum of eight total 
residential units on the 8.16 acre site.  At this time the developer is proposing a residential 
tentative subdivision map creating eight lots, consisting of a defined 8.16 acre area for homes 
and a defined area for Common open space. The residential units are proposed at two to three 
story units that will not exceed the maximum building height of 32 feet.  
 
Mitigation of development effects on this hillside property will be accomplished through the 
common open space development process that allows the applicant an opportunity to cluster 
the home development into areas on the subject site that are not as steep on site and preserve 
areas greater than 33% slope for open spaces. The course of action for the proposed 
development will include the use of stepped foundations that contour the homes to the existing 
topography, the use of rockery walls to blend the areas of earth retaining into the existing 
landscape as well as the use of native species and drought resistant landscaping to reduce the 
water consumption, which will help the homes blend into the environment. Per the applicant the 
proposed development will also mitigate and repair and existing highly visible scar that was 
created decades ago due to mass excavation on the hillside for the use on a western movie set 
“The Shootist” in downtown Carson City in 1976 starring John Wayne.  
 
The City View Greenhomes project is dedicated to green building through the incorporation of a 
certified green builder (BSA Construction) and commitment to certifying the single family 
dwelling units to Energy Star and Sierra Green building guidelines for certification. Per the 
applicant, every aspect of the proposed project considers green practices from the minimal 
impact development of the site, to the high energy efficient home construction, to the landscape 
design. If approved, City View Greenhomes subdivision will be the first “Green Subdivision” in 
Carson City history.  
 
Green building is the practice of increasing the efficiency with which buildings use resources —  
energy, water, and materials—while reducing building impacts on human health and the 
environment during the building's life cycle, through better siting, design, construction, 
operation, maintenance, and removal.  
 
Green buildings are designed to reduce the overall impact of the built environment on human 
health and the natural environment by: 
 

• Efficiently using energy, water, and other resources  
• Protecting occupant health and improving employee productivity  
• Reducing waste, pollution and environmental degradation 

 
Hillside Development Standards 
 
The proposed development will be required to meet the standards identified in the Hillside 
Development Standards, Division 7 as noted in condition of approval #44. The standards and 
requirements of Division 7, Hillside Development and CCMC 18.08 Hillside Development are 
designed to minimize the potential of hillside development that could cause or contribute to 
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landslides, erosion, sedimentation, deforestation, flooding and/or the aesthetic degradation of 
the City's natural environment. 
 
Development of skylines and hilltops as designated on the Carson City skyline area map must 
be carefully regulated and strongly discouraged.  The applicant must explore every opportunity 
to construct below the skyline area. The subject site is not located in the Carson City Skyline 
area, the steep topographic nature of the subject site warrant compliance with hillside 
development standards as noted above.   
 
Open Space, Parks, Trails and Pathways 
 
The required open space pursuant to CCMC 17.10 shall be a minimum of 250 square feet per 
dwelling unit. The applicant is proposing 13,500 square feet of open space per dwelling unit. 
The proposed open space for the City View Greenhomes development is 2.47 acres and will 
consist of natural vegetation as well as additional landscaping to provide more attractiveness on 
site. The open space area proposed is 30% of the 8.16 acres site and is a key component to the 
proposed development. The applicant has incorporated open space and pathways easements 
within the proposed development.  
 
Access 
 
Primary access to the proposed City View Greenhomes subdivision, Phase One. Lots 1-5 will 
be provided from Voltaire Street. The proposed access to Phase Two, Lots 6-8 will be from the 
access from West Appion Way.  
 
Drainage 
 
A Preliminary Drainage Report prepared by BSA Consulting has been provided regarding City 
View Greenhomes development dated January 2009. Construction of each residence will 
include on-site detention of run-off to insure post development run-off equal to pre-development 
conditions for the design storm event. There are no defined drainage paths across the subject 
site.  The proposed site development will not result in an increase for the five year 24 hour event 
from pre-development conditions and can be conveyed by the existing drop inlet and culvert in 
Voltaire Street if properly maintained.  
 
Per the geotechnical report prepared by Terracon Consulting Engineers & Scientists dated July 
31, 2008, the native site soils appear suitable for the proposed construction based on 
geotechnical conditions encountered in the exploratory borings. 
 
Fire Mitigation and Fuels Management Plan 
 
The applicant has provided in the Tentative Map submittal a Fuels Management Plan for the 
City View Greenhomes development. This plan addresses the current site characteristics, fuel 
management, access, water supply and fire sprinklers systems, building construction and fuel 
material storage. The applicant shall retain a qualified consultant to prepare a Fuel Management 
Plan and must submit the plan prior to final map approval.  Enforcement of the Fuel 
Management Plan shall be required of the Home Owners Association or legal instrument 
acceptable to the City. The Fuels Management Plan shall include provisions for defensible 
space, Community Defense Zones, Defensible Fuel Profile Zone identification, fire lanes and 



TSM-09-003 
City View Greenhomes 

February 25, 2009 
Page 11 of 19 

 
fuel breaks, as required by the City. The final version of the plan shall be subject to review and 
approval by the Carson City Fire Department and Planning Division. 
 
With the recommended conditions of approval, the findings to grant approval have been met by 
the applicant. The Planning Division staff is in support of this Tentative Map application. It is 
recommended that the Planning Commission make the recommendation to the Board of 
Supervisors, for approval of TSM-09-003 based on the required findings as noted on pages 15-
19 of this staff report. 
 
PUBLIC COMMENTS:  Public notices were mailed on February 06, 2009 to 31 adjacent 
property owners within 515 feet of the subject site pursuant to the provisions of NRS and 
CCMC. As of February 18, 2009, no written comments have been submitted in favor or opposed 
to the proposed development. 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: Comments were received 
from various city departments. Recommendations have been incorporated into the 
recommended conditions of approval, where applicable. 
 
The Carson City Engineering Division had a number of comments that are included in the 
conditions and attached with their memo. 
 
The Carson City Parks and Recreation Department:  
 
1. This project will be subject to the Residential Construction Tax.   
 
2. The site is adjacent to the wilderness interface area; however, it has not been sought 

for acquisition by the Open Space Advisory Committee.  Approximately five years ago, 
the Open Space Advisory Committee considered privately held lands immediately to the 
west where a single-family home is located on top of a hill.  The Open Space 
Committee voted not to enter into negotiations towards the purchase of these lands 
further to the west and; therefore, it would not make sense to pursue the acquisition of 
these lands. 

 
3. The Unified Pathways Master Plan calls for the dedication and development of off-street 

unpaved double-track trail.  The applicant has shown in the map a proposed four-foot 
wide gravel pathway within a 50-foot access pathway easement.  Staff would 
recommend that the four-foot wide gravel pathway not be constructed since it does not 
connect to any other existing facility and just serves one edge of the north property line 
to the edge of the south property line.  Staff welcomes the 50-foot access pathway 
easement proposed with this map that will be used in the future for the development of 
a trail. 

 
4. The site is located in the vicinity of Voltaire Canyon Road which is located to the north 

and has been designated by the U.S. Forest Service and Carson City as an authorized 
motorized route to various locations behind C-Hill and connecting to the Borda 
Meadows and Kings Canyon Road. 
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5. For the applicant’s information, the closest parks for the subdivision are Ross Gold Park 

located to the east across U.S. Highway 395 and the Fairgrounds and Fuji Park 
complex located to the south. 

 
State of Nevada, Division of Environmental Protection: 
 
1. The Nevada Division of Environmental Protection (NDEP) has reviewed the City View 

Greenhomes subdivision map. Based upon this review, NDEP recommends approval of 
said subdivision with respect to water pollution control, sewage disposal, water quality 
and water supply facilities. This approval is based upon plans submitted to NDEP for 
community water supply and wastewater service to the referenced subdivision. 

 
2. Please be advised that inclusion under the Nevada Division of Environmental Protection 

Construction Storm-water General Permit is also required for any project involving land 
disturbances of one or more acres. If the above referenced subdivision falls in this 
category, a storm-water authorization letter must be obtained from this Division prior to 
commencement of land-disturbing activities at the site. To apply for permit coverage, a 
Notice of Intent must be submitted along with a $200.00 filing fee. For further details 
regarding this requirement, please contact Mr. Steve McGoff of NDEP at (775) 687-
9429.  

 
State of Nevada, Division of Water Resources: 
 
1. The tentative map indicates that the source of water is to be from Carson City Utilities. 

To-date, no letter has been received by this office indicating that there is sufficient water 
for the subject subdivision. 

 
2. Recommend tentative disapproval to the water quality as required by statutes for City 

View Greenhomes based on water service from Carson City utilizes, until such time that 
written notification addressed to the office is received listing the water permit(s) for the 
water purveyor with an indication that is has both sufficient uncommitted water rights and 
developed water source capacity to serve the proposed subdivision.  

 
Carson City School District Transportation Department: 
 
1. Transportation would be provided to Bordewich Elementary, Carson Middle School and 

Carson High School from this area, as these bus stops are located on the comer of 
Clearview Dr. and Cochise St. 

 
2. As enrollment increases, funds for staffing, materials and other costs are made available 

through the State of Nevada per pupil funding allocations. The 2008-09 allotment is 
approximately $4,800 per pupil. 

 
3. Bordewich Elementary School will be able to accommodate these students. Carson 

Middle School and Carson High School will be able to accommodate these students. 
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The Carson City Fire Department: 
 
1. The applicant shall retain a qualified consultant to prepare a Fuel Management Plan and 

must submit the plan prior to final map approval.  The Fuels Management Plan shall 
include provisions for Defensible Space, Community Defense Zones, Defensible Fuel 
Profile Zone identification, fire lanes and fuel breaks, as required by the City. The final 
version of the plan shall be subject to review and approval by the Carson City Fire 
Department and Planning Division. 

 
2. A fire hydrant will be required at corner of West Appion Way and two driveways.   
 
3. All other concerns were addressed during application review. 

 
The Carson City Health Department: 
 
• Carson City Health and Human Services has no comments regarding the project as 

described in the packet received.  The applicant must meet all applicable codes and 
ordinances as they apply to this request.  

 
The Carson City Building Division: 
 
These comments do not constitute a complete plan review, but are merely observations 
based on the information provided. The comments do not reflect all submittal 
requirements necessary for this project, but are those requirements that have generated 
concerns with similar projects in the past.  
 
General  
 
1. Project requires application for a Building Permit, issued through the Carson City 

Building Division. This will necessitate a complete review of the project to verify 
compliance with all adopted construction codes and municipal ordinances applicable to 
the scope of the project.  

 
Site Development Plan Submittal 
 
2. The plans submitted for creation of the subdivision shall comply with the prescriptive 

requirements found in the Carson City Building Division handout titled: Commercial 
Submittal Requirements. This handout may also be found online at: www.carson-
city.nv.us/Index.aspx?page=181 

 
3. The Geotechnical Report, submitted as a part of the creation of the subdivision, shall 

comply with the following: 
 

a. Shall show compliance with the currently adopted version of the International 
 Building Code (IBC) 
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b. The Geotechnical Report for the proposed location shall include a complete 

assessment of the potential consequences of any liquefaction and soil strength 
loss, including estimation of differential settlement, lateral movement or reduction in 
foundation soil-bearing capacity, and shall address mitigation measures. (’06 IBC 
1802.2 & 1802.2.7 #2) 

 
4. As a part of the site development plan submittal, include a minimum of two (02) 

completed Carson City Special Inspection & Testing Agreements for the placement of fill 
to create the building pads.  

 
5. Rockery retaining walls or rockery soil stabilization walls shall not be subject to 

surcharges, such as building foundations, adjacent retaining structures, slopes or vehicle 
surcharge (except parking lots and private driveways). Rockery walls over four (4) feet in 
(exposed) height shall be engineered and shall have structural observation. (’06 IBC 
1806.1, as amended) 

 
6. The submittal shall include two (02) copies of the Carson City Building Division Special 

Inspection & Testing Agreement, with original signatures. This is required for the material 
review and inspection of the structural fill placement by an approved third party Special 
Inspection Agency.  

 
Comments Applicable To Building Plan Submittal 
 
7. The plans submitted for review shall comply with the prescriptive requirements found in 

the Carson City Building Division handout titled: RESIDENTIAL PLAN SUBMITTAL 
REQUIREMENTS: One & Two Family Dwellings and Accessory Structures. This 
handout may also be found online at: www.carson-city.nv.us/Index.aspx?page=181 

 
8. Please contact Mr. Don Wilkins, with the Carson City Building Division, if the developer 

wishes to create mastered plans for this project.  
 
9. The Foundation Plans, prepared as a part of the future building plans, shall indicate the 

requirements for concrete exposure to sulfates in the soil. (’06 IBC 1904.3) 
 
10. The plan submittal for the proposed single-family dwellings shall include a topographical 

site plan, with care given to the placement of the homes in relationship to the 
neighboring ascending and descending slopes. (’06 IBC 1805.3) 

 
11. As a part of the plan submittal, include a minimum of two (02) copies of the International 

Code Council Evaluation Services Report (ICC ESR) for the weatherproof membrane at 
the second story decks.  

 
12. Provide a minimum of two (02) copies of the International Code Council Evaluation 

Services Report (ICC ESR) for the exterior plastering (“stucco”) system. In addition, on 
the building elevation plan sheet, indicate the exterior plastering (“stucco”) system 
manufacturer and product name/number, along with the ICC ESR number.  
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13. As a part of the building design, include a dimensioned detail for the separation between 

the weep screed and earth, and between the weep screed and hard surfaces. (’06 IBC 
2512.1.2) 

 
TENTATIVE MAP FINDINGS:   
  
Staff recommends approval of the Tentative Subdivision Map based on the findings below and 
in the information contained in the attached reports and documents, pursuant to  CCMC 17.05 
(Tentative Maps); 17.07 (Findings) and NRS 278.349, subject to the recommended conditions 
of approval, and further substantiated by the applicant’s written justification. This development 
was reviewed under the guidelines of CCMC Title 17, specifically Section 17.01.010. The 
design, improvement and maps of subdivisions are governed by the Planning and Zoning Act 
(Chapter 278 and 278A of Nevada Revised Statutes, hereinafter referred to as “NRS”), NRS 
116, so far as is applicable, and the provisions of this title.  The purposes of this title are to 
safeguard the public health, safety and general welfare by establishing certain additional 
standards of design, improvement, survey and development of subdivisions hereafter platted in 
Carson City in order to provide and insure the orderly and proper growth and development 
thereof. 
 
1. The project complies with applicable environmental and health laws and 

regulations concerning water and air pollution, the disposal of solid waste, water 
supply, and sewage disposal.   

 
The development is required to comply with all applicable environmental and health laws 
concerning water and air pollution and disposal of solid waste.  The development will be served 
by the Carson City Community Water System and the Carson City Wastewater Collection 
System. 
 
The applicant has met with City staff regarding the connections of sewer and water.  
 
2. Adequate water that meets applicable health standards is available in sufficient 

quantity to serve the subdivision.   
  
As indicated in the Engineering Division’s analysis of the application, water supplied to the 
development will meet applicable health standards. Neither Carson City’s water supply nor 
wastewater treatment capacity will be exceeded by final approval of the proposed development.   
 
3. Adequate utilities are available and accessible to serve the subdivision.   
  
The applicant shall adhere to all Carson City standards and requirements for water and sewer 
systems, grading and drainage, and street improvements, as outlined in the Development 
Standards and other applicable Divisions and as required by the Standard Specifications and 
Details for Public Works Construction, as adopted by Carson City.   
 
All other utilities are available in the area to serve the proposed development. 
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4. Adequate public services such as schools, police protection, transportation, 

recreation and parks are available and accessible to serve the subdivision, 
including adequate availability and accessibility of water and services for the 
prevention and containment of fires. 

  
Transportation would be provided to Bordewich Elementary, Carson Middle School and Carson 
High School from this area, as these bus stops are located on the comer of Clearview Drive and 
Cochise Street. 

 
As enrollment increases, funds for staffing, materials and other costs are made available 
through the State of Nevada per pupil funding allocations, the 2008-09 allotment is 
approximately $4,800 per pupil. 

 
Bordewich Elementary School will be able to accommodate these students. Carson Middle 
School and Carson High School will be able to accommodate these students. 
 
The applicant shall retain a qualified consultant to prepare a Fuel Management Plan and must 
submit the plan prior to final map approval.  Enforcement of the Fuel Management Plan shall be 
required of the Homes Owners Association or legal instrument acceptable to the City. 
 
A fire hydrant will be required at corner of West Appion Way and two driveways.   
 
5. Adequate access to public lands is provided where the proposed subdivision is 

adjacent to public lands. 
  
The proposed subdivision is not located adjacent to public lands.      
 
The site is adjacent to the wilderness interface area; however, it has not been sought for 
acquisition by the Open Space Advisory Committee.  Approximately, five years ago, the Open 
Space Advisory Committee considered privately held lands immediately to the west where a 
single-family home is located on top of a hill.  The Open Space Committee voted not to enter 
negotiations towards the purchase of these lands further to the west; therefore, it would not 
make sense to pursue the acquisition of these lands. 
    
6. The subdivision conforms with the zoning ordinance and master plan. 
 
The proposed development is in keeping with the purpose statement of the Single Family 2 Acre 
(SF2A), 1 Acre (SF1A) and 21,000 (SF21) Residential Districts: 
 

• The purpose of the SF1A, SF2A and SF21 Districts are to provide for the development 
of low-density, large lot, single family detached residential units.  The SF1A, SF2A and 
SF21 Districts are consistent with the policies of the Suburban Residential category of 
the Master Plan. 

 
As noted above, the applicant is not seeking to develop the subject site with an increase of 
density other than the density currently allowed with the underlying zoning. Single family 
dwelling units are primary permitted use within the underlying zoning district of Single Family 
One Acre. 
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The proposed development is in keeping with the purpose statement of the Common Open 
Space Development Title 17.10.005: 
 

• The purpose of this Chapter is to set forth regulations to permit variation of lot size, 
including density transfer (cluster) subdivisions, in order to preserve or provide open 
space, protect natural, cultural and scenic resources, achieve a more efficient use of 
land, minimize road building and encourage stable, cohesive neighborhoods offering a 
mix of housing types. 

 
The proposal is in conformance with the Master Plan and will be in conformance with the 
Zoning Ordinance (Title 18).  The proposal is consistent with a number of goals and policies that 
support a diverse community with multiple opportunities for housing. 
  
7. The subdivision generally conforms with the City’s Streets and Transportation 

Element. 
  
Prior to submittal of any final map or parcel maps, Development Engineering shall approve all 
on-site improvements which are to be in conformance with the City’s Streets and Transportation 
Element of the City’s Master Plan.  
 
8. The subdivision will have little or no detrimental effect on vehicular or pedestrian 

traffic and adequate public streets are provided to serve the subdivision. 
 
In general, the proposed development will not cause adverse impacts to the existing street 
system, per City Engineer, Jeff Sharp.  
 
An adequate area shall be provided at the top of each driveway in order to allow vehicles to 
back out of the garage and turn around in accordance with CCDS 12.12.2.  The suggested 
minimum dimension is 12 feet by 12 feet. 
 
The existing Voltaire Street is currently built to local rural road standards, consistent with the 
Carson City Transportation Plan. 
 
9. The subdivision will have little or no detrimental effect on physical characteristics 

of the land such as flood plain, earthquake faults, slope, and soil. 
  
The physical characteristics of the area do not preclude the development as proposed.  No 
portion of the property lies within FEMA mapped 100 or 500 year floodplains. Proposed grading 
of individual lots will occur on existing slopes steeper than 15%, therefore, will be subject to the 
Hillside Development requirements of Division 7 of the Carson City Development Standards.  
 
A preliminary Drainage Report prepared by BSA Consulting has been provided regarding City 
View Greenhomes development dated January 2009. Construction of each residence will 
include on-site detention of run-off to insure post development run-off equal to pre-development 
conditions for the design storm event. There are no defined drainage paths across the subject 
site.  The proposed site development will not result in an increase for the five year 24 hour event 
from pre-development conditions and can be conveyed by the existing drop inlet and culvert in 
Voltaire Street if properly maintained.  
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Per the geotechnical report prepared by Terracon Consulting Engineers & Scientists dated July 
31, 2008, the native site soils appear suitable for the proposed construction based on 
geotechnical conditions encountered in the exploratory borings. 
 
10. The recommendations of applicable State agencies and the School District have 

been incorporated into the conditions of approval. 
 
The requirements of Nevada Division of Environmental Protection (NDEP) have been 
incorporated into this staff report. The applicant must comply with all State agency requirements 
prior to approval of the final subdivision map. 
     
Transportation would be provided to Bordewich Elementary, Carson Middle School and Carson 
High School from this area, as these bus stops are located on the corner of Clearview Dr. and 
Cochise St. 
 
As enrollment increases, funds for staffing, materials and other costs are made available 
through the State of Nevada per pupil funding allocations, the 2008-09 allotment is 
approximately $4,800 per pupil. 
 
Bordewich Elementary School will be able to accommodate these students. Carson Middle 
School and Carson High School will be able to accommodate these students. 
 
11. Existing and/or proposed recreation and trail easements are adequate to serve the 

proposed development. 
  
The City View Greenhomes development will assist in the improving and expanding of the 
Carson City Trails Network as identified on the Carson City Unified Pathways Master Plan 
adopted March of 2006 by the Carson City Board of Supervisors. 
     
The City View Greenhomes development trails and pathways have been designed to enhance 
and encourage pedestrian connectivity that allows the users to enjoy Carson City's natural 
setting.  
 
The site is located in the vicinity of Voltaire Canyon Road which is located to the north and has 
been designated by the U.S. Forest Service and Carson City as an authorized motorized route 
to various locations behind C-Hill and connecting to the Borda Meadows and Kings Canyon 
Road. 
 
The Unified Pathways Master Plan calls for the dedication and development of off-street 
unpaved double-track trail.  The applicant has shown in the map a proposed four-foot wide 
gravel pathway within a 50-foot access pathway easement.  Staff would recommend that the 
four-foot wide gravel pathway not be constructed since it does not connect to any other existing 
facility and just serves one edge of the north property line to the edge of the south property line.  
Staff welcomes the 50-foot access pathway easement proposed with this map that will be used 
in the future for the development of a trail. 
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12. All codes and regulations requirements of the Carson City Fire Department. 
  
The applicant shall retain a qualified consultant to prepare a Fuel Management Plan and must 
submit the plan prior to final map approval.  Enforcement of the Fuel Management Plan shall be 
required of the Homes Owners Association or legal instrument acceptable to the City. The Fuels 
Management Plan shall include provisions for Defensible Space, Community Defense Zones, 
Defensible Fuel Profile Zone identification, fire lanes and fuel breaks, as required by the City. 
The final version of the plan shall be subject to review and approval by the Carson City Fire 
Department and Planning Division. 
 
A fire hydrant will be required at corner of West Appion Way and two driveways.  The applicant 
shall be required to comply with all codes and ordinances regulated by the Fire Department.  
 

Respectfully submitted, 
PUBLIC WORKS DEPARTMENT, PLANNING DIVISION 
 

Jennifer Pruitt 
 

Jennifer Pruitt, AICP, LEED AP   
Principal Planner     
 

Attachments 
 Application (TSM-09-003) 
 State of Nevada, Division of Water Resources 
 State of Nevada, Division of Environmental Protection 
 Carson City School District comments 
 Carson City Fire Department comments 
 Carson City Health Department comments 
 Carson City Building Division  
 Carson City Parks and Recreation comments 
 Engineering Division comments 
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