
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF JUNE 25, 2014 
 
 
FILE NO:  TSM-14-022  AGENDA ITEM:  F-5 

  
STAFF AUTHOR:  Susan Dorr Pansky, Planning Manager 
  
REQUEST:  Request for a Tentative Subdivision Map for six single-family residential lots 
ranging in size from 5.13 acres to 5.87 acres on property zoned Single Family Five Acre 
(SF5A), located on Old Clear Creek Road, APN 007-051-72. 
 
APPLICANT:  Schulz Investments, LLC 
 
OWNER:  Schulz Investments, LLC 
 
LOCATION:  Old Clear Creek Road, Portion of Section 35, T 15 N, R 19 E 
 
APN(s):  007-051-72 
 
RECOMMENDED MOTION:  "I move to recommend to the Board of Supervisors approval of 
TSM-14-022, a Tentative Subdivision Map known as Schulz Investments, consisting of six 
single family residential lots on property zoned Single Family Five Acre (SF5A), located on Old 
Clear Creek Road, APN 007-051-72 based on required findings and subject to the 
recommended conditions of approval outlined in the staff report.” 
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TENTATIVE SUBDIVISION MAP RECOMMENDED CONDITIONS OF APPROVAL 
 
The following are general conditions of approval: 
 
1. The applicant must sign and return the Notice of Decision including 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 the 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. Individual homes will require 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. 
 

4. All lot areas and lot widths shall meet the zoning requirements approved as part of this 
Tentative Map with the submittal of any Parcel Map or preferably Final Map. 
 

5. A Site Improvement Permit will be required for all roadway and drainage improvements 
intended to serve the entire site. 

 
6. 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 Carson City 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.  

 
7. 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 four 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 two years of the recording of the 
preceding Final Map. The Board may grant an extension of not more than two years for 
any successive Final Map after the two-year period for presenting a successive Final 
Map has expired. 

 
8. 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 
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which may appear in the work within one year of acceptance by the City. 

 
9. Snow removal within the Schulz Investments Subdivision will be the responsibility of the 

residents and will not be performed by Carson City. 
 
10. 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%. 

 
11. The maximum number of residential lots shall be six for the Schulz Investments 

subdivision. 
 

12. Lots not planned for immediate development shall be left undisturbed and no mass 
grading and clearing of natural vegetation shall be allowed. Any and all grading shall 
comply with City standards. A grading permit from the Nevada Division of Environmental 
Protection shall be obtained prior to any grading. Noncompliance with this provision shall 
cause a cease and desist order to halt all grading work. 

 
The following shall be included in the design of the Improvement Plans:     
 
13. The applicant shall adhere to all City standards and requirements for water and sewer 

systems, grading and drainage, and street improvements. 
 

14. The primary access road must meet all Carson City Standards and Details. (This 
comment is specific to the access road within the subdivision). 
 

15. Roadway drainage facilities need to provide erosion control structures. Sediment run off 
is a major concern in this area. 
 

16. In accordance with Carson City Development Standards 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) as shown in the Soils Engineering Report. Refer 
to Carson City Development Standards, 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. 
 

17. Storm drainage facility improvements shall be design in accordance with Carson City 
Development Standards Division 14. A Technical Drainage Study is required with 
submittal of Improvement Plans in accordance with Carson City Development Standards 
14.9 through 14.10. 
 

18. An emergency egress road shall be constructed as shown on the tentative grading plan 
to provide secondary access from Highway 50 West. The emergency access road shall 
be constructed and maintained as an all-weather surface having width and slope as 
directed by the Fire Department. The applicant shall obtain appropriate easements. 
 

19. Provide a detail showing how the emergency access road will connect to U.S. Highway 
50 and whether there will be any gates. 

 
20. The subdivision needs to provide for yearly maintenance of all private facilities. Provide 

the Planning and Engineering Divisions with documentation of the mechanism by which 
this maintenance will be accomplished for review and approval. 
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21. Appropriate erosion control measure such as waddles, tarps, etc. shall be utilized during 

all construction activities associated with general site improvements and until vegetation 
stabilizes the soil. 
 

22. The access road from Old Clear Creek Road to the subject property shall be widened to 
a minimum surface width of 20 feet. Due to the unique circumstances of the project 
residential area and low traffic impacts, full depth reconstruction will not be required. 
Final access improvements shall be reviewed and approved by the City Engineering and 
Fire Department prior to Final Map approval. 

 
The following shall be conditions to be completed prior to obtaining a Construction 
Permit or Final Map: 
     
23. 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. 
 

24. 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. 
 

25. Update the map to include proposed domestic well locations for each lot with a 100 foot 
radius around each well. Due to slope and site restrictions, domestic wells must be 
proposed in an area that would feasibly permit access by a well driller (i.e., within the 
building envelope). Each lot must meet setback requirements addressed in NAC 
444.792. 
 

26. Address detention basin and culvert maintenance responsibility. Carson City will not 
provide maintenance for these facilities.  

 
27. Provide the Planning and Engineering Divisions with documentation of legal access to 

U.S. Highway 50. If legal access does not currently exist, provide a copy of the new 
NDOT encroachment permit for access. 
 

28. Prior to any grading adjacent to the NDOT right-of-way, a Drainage Report, including a 
grading plan, and a Drainage form must be submitted to the Permit office. Please 
contact the NDOT Permit Office at (775) 834-8330 for more information. 
 

29. NDOT requires an occupancy permit for any work performed within the State’s right-of-
way. 
 

30. NDOT requires the use of only legal, permitted accesses onto State roadways. All 
driveway accesses to the state highway system will be required to comply with the 
NDOT access management guidelines at the time of application. Some applicants are 
required to provide cross access easements to adjacent parcels in order to provide 
adequate access for development while meeting the NDOT access management 
requirements. Public improvements, like turn lanes and medians, may be required to 
mitigate proposed access points. The applicant may be required to provide a Traffic 
Study to determine the impacts of any new driveways to the state highway system and 
any required mitigation strategies. A change or an increase in the function of the 
property served by an existing access or street may require a new right-of-way 
encroachment permit. 
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31. It is the applicant’s responsibility to perform title research and identify if NDOT has 

purchased access and abutters rights for the parcel where an access is proposed. Any 
break in the access control will need to be processed through the state surplus property 
committee. This process can be quite lengthy and success is not guaranteed. 
 

32. Apply for a Timberland Conservation Certificate (NRS 528.0820). This process can be 
completed in two weeks. 
 

33. Submit a forest fire prevention and suppression plan with the State Forester/Firewarden 
if any logging or equipment work will occur during the fire season. 

 
The following must be submitted or included with the Final Map: 

 
34. All Final Maps shall be in substantial conformance with the approved Tentative Map. 

 
35. The following 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 accordance with the Schulz Investments Tentative Map 

(TSM-14-022).” 
 

C. “The parcels created with this Final Map are subject to the Residential Construction 
Tax payable at the issuance of Building Permits for residential units.” 

 
D. “Old Clear Creek Road, the primary means of access, is not located in a public right-

of-way and is not owned and operated by Carson City. As Carson City does not 
control access on the road, Carson City cannot guarantee that public access will be 
perpetuated on this road.” 

     
36. A copy of the signed Notice of Decision shall be provided with the submission of any 

Final Map. 
 
37. With the submittal of any Parcel Map or preferably Final Map, the applicant shall provide 

evidence to the Planning Division indicating the all agencies' concerns or requirements 
have been satisfied and that all conditions of approval have been met. Said 
correspondence shall be included in the Final Map submittal package. 
 

38. Information regarding water quality shall be provided with the Final Map submittal. 
Engineering will accept water quality results in the representative form approved by the 
Nevada Division of Environmental Protection for their Final Map signature. 
 

39. All streets within the boundary of the Schulz Investments subdivision shall be named in 
accordance with Carson City Development Standards, Division 22 – Street Naming and 
Address Assignment. Street names shall be reviewed and approved by Carson City GIS 
and shall be shown on the Final Map. 

 
40. The District Attorney shall approve any CC&Rs prior to recordation of the first Final Map. 
 
The following are applicable to Building Permit Submittal for Individual Lots: 
     
41. Provide a copy of the signed Notice of Decision with any Building Permit application. 
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42. Each residential lot is subject to the Residential Construction Tax. 
 
43. A Vegetation Management Plan may be required for each individual lot. A site visit by 

Fire Department personnel during the Building Permit process will determine necessity 
and level of vegetation management required. 
 

44. Each lot will require an approved adequate water supply for fire protection purposes as 
follows: 

 
A. Single family homes having a fire flow calculation area not exceeding 3,600 square 

feet shall be 1,000 gallons per minute for a minimum duration of 30 minutes; 
 

B. Single family homes having a fire flow calculation area exceeding 3,600 square feet 
shall be 1,500 gallons per minute for a minimum duration of 30 minutes. 

 
45. Appropriate erosion control measure such as waddles, tarps, etc. shall be utilized during 

all construction activities associated with individual lot improvements and until vegetation 
stabilizes the soil. 
 

46. With the Building Permit submittal for each individual lot, two percolation tests as 
described in NAC 444.796 – 444.7968 will be required for proposed septic system 
design/construction. The percolation tests submitted with the Tentative Map will not be 
accepted to meet this requirement. 
 

47. Individual domestic wells shall meet State and City regulations and code requirements 
and have a city permit issued prior to drilling. 
 

48. Future development of the individual lots is subject to the Hillside Development 
requirements within Division 7 of the Carson City Development Standards. Development 
on slopes steeper than 15% will require engineered grading, drainage, erosion control 
and revegetation plans prior to individual lot development. Maximum allowable driveway 
slope will be 12%.  
 

49. Before a Certificate of Occupancy may be issued for any structure, the project engineer 
shall certify in writing that the improvements as building are in compliance with the 
regulations of Carson City Municipal Code, Section 18.08 – Hillside Development. 
 

50. Driveways which exceed 150 feet in length will require approved turnarounds. Driveways 
exceeding 200 feet in length will require approved turnouts. 
 

51. Each home site needs to infiltrate a two year storm event on the subject property. 
 

52. Apply for a Timberland Conservation Certificate (NRS 528.0820). This process can be 
completed in two weeks. 
 

53. Submit a forest fire prevention and suppression plan with the State Forester/Firewarden 
if any logging or equipment work will occur during the fire season. 

 
LEGAL REQUIREMENTS: CCMC 17.05 (Tentative Maps); CCMC 17.07 (Findings); NRS 
278.330; CCMC 18.02.050 (Review); 18.04.040 (Single Family Five Acre District); and 
18.04.190 (Residential Districts Intensity and Dimensional Standards) 
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MASTER PLAN DESIGNATION:  Rural Residential 
 
ZONING DISTRICT:  Single Family Five Acre (SF5A) 
 
KEY ISSUES: Does the proposal meet the Tentative Map requirements and other applicable 
requirements?  
 
SURROUNDING ZONING AND LAND USE INFORMATION  
 
NORTH:  U.S. Highway 50 and Single Family Five Acre (SF5A)/Vacant 
SOUTH:  Single Family Five Acre (SF5A)/Residential  
WEST:     Single Family Five Acre (SF5A)/Residential  
EAST:     U.S. Highway 50 and Single Family Five Acre (SF5A)/Vacant 
 
ENVIRONMENTAL INFORMATION:  
 
FLOOD ZONE:  Zone D (An area where flood hazards have not been determined). 
SLOPE/DRAINAGE:  Gentle to moderate slopes exist throughout the site with an average slope 
of roughly 15%. Two natural drainage channels cross the site. 
SOILS: Thin silty sand over shallow bedrock. 
SEISMIC ZONE:  Zone V – nearest fault approximately two miles away. 
 
SITE DEVELOPMENT INFORMATION:  
 
SUBJECT SITE AREA:    32.68 acres   
EXISTING LAND USE:  Vacant Land 
TOTAL RESIDENTIAL LOTS:   Six 
PROPOSED LOT SIZES:       

Gross: 5.13 acres to 5.87 acres 
Net (less roadway): 5.00 acres to 5.68 acres   

REQUIRED SETBACKS:   
  Front:   100 feet 
  Side:   50 feet 
  Rear:   50 feet 

PARKING REQUIRED:  Two spaces per dwelling unit 
PROJECT PHASING: Schulz Investments Subdivision will be completed with one 

Final Map. Lots will then be sold individually for custom built 
homes. 

VARIANCES REQUIRED: None 
 
SITE HISTORY: 
 
CSM-10-110:  Conceptual Subdivision Map Review for Schulz Investments  
 
BACKGROUND:  
 
On December 21, 2010, Manhard Consulting staff participated with city staff in a Conceptual 
Subdivision Map Review (CSM-10-110) for the proposed Schulz Investments project. The 
proposal consisted of six single family home sites. Staff’s review comments resulting from the 
Conceptual Subdivision Map Review have been addressed as a part of this Tentative Map 
application. 
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DISCUSSION: 
 
The proposed Schulz Investments project is located on Old Clear Creek Road, approximately 
2.5 miles west of the Old Clear Creek Road and U.S. Highway 395 intersection, within the 
southwest portion of Carson City. The subject parcel is located north of Old Clear Creek Road 
and is bounded by U.S. Highway 50 on the north and east sides.   
 
The applicant is proposing six parcels ranging in size from 5.13 acres to 5.87 acres, which is 
consistent with the Single Family Five Acre (SF5A) zoning district. It is the intention to create the 
parcels through the Tentative and Final Map processes and will then proceed to sell lots 
individually for the construction of custom single family homes. The project’s large lot sizes and 
somewhat remote location lends itself to individual custom home development as the project is 
not in the vicinity of the public water or sewer system. Private wells and septic systems will be 
developed with each custom lot and this is more appropriately handled with individual Building 
Permit applications. Access will, however, be required to the lots via a road that meets Carson 
City standards and is addressed specifically in this discussion, as well as in comments provided 
by the Engineering Division. Drainage will also be addressed in part with this application as it 
relates to improvements associated with the Tentative Map. Lot-specific drainage will be 
handled with Building Permits for each individual lot.  
 
Hillside Development Standards 
 
Slopes in the proposed project range from relatively flat to quite steep at over 33 percent in 
some places. As a part of the Conceptual Subdivision Map Review in 2010, staff indicated that 
the Tentative Map must show the building envelopes for each parcel and that building 
envelopes shall not include areas of slope greater than 33 percent. The applicant has complied 
with this requirement and shown building envelopes for each lot, indicating that there is 
adequate buildable space on slopes less than 33 percent.   
 
The proposed project, including subsequent development of homes on the individual lots, will be 
required to meet the standards set forth in the Carson City Development Standards, Division 7 – 
Hillside Development and Carson City Municipal Code, Chapter 18.08 – Hillside Development.  
These standards and requirement are intended to minimize the potential of hillside development 
that could cause or contribute to landslides, erosion, sedimentation, deforestation, flooding 
and/or the aesthetic degradation of the City's natural environment. The subject site is not 
located in the Carson City Skyline area, but the steep topographic nature of the subject site 
warrants compliance with Hillside Development standards as noted above.   
 
Access 
 
Primary access to the proposed Schulz Investments project will be provided via a new 
easement that extends from an existing 60 foot wide access and drainage easement off of Old 
Clear Creek Road as shown on the Tentative Map. This easement has been obtained from the 
applicable property owner and was recorded on December 21, 2012 as Document Nos. 429472 
and 492473. Staff understands that there is some discussion about whether or not an access 
easement exists from Old Clear Creek Road through parcels 007-042-03 (property owner: 
Kehres), 007-042-04 (property owner: Tarr), 007-042-05 (property owner: Buijten) and 007-042-
06 (property owner: Arnold) to get to the new easements outlined above and recorded on 
December 21, 2012. Staff has reviewed the parcel maps listed below and concluded that public 
access easements were dedicated through the properties in question as a part of those maps. 
 

• Parcel Map No. 1286, Document No. 47631 (Recorded on July 23, 1986): Shows a 60 
foot wide public utility, access and drainage easement (current driveway to access site) 
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and an 80 foot wide public access, utility and drainage easement (Old Clear Creek 
Road) through parcels 007-042-03 and 007-042-04. 
 

• Parcel Map No. 1583, Document No. 77255 (Recorded on October 13, 1988): Shows a 
60 foot wide public utility, access and drainage easement (current driveway to access 
site) and an 80 foot wide public access, utility and drainage easement (Old Clear Creek 
Road) through parcels 007-042-03 and 007-042-04. 
 

• Parcel Map No. 1740, Document No. 93472 (Recorded on November 30, 1989): Shows 
a 50 foot wide roadway and utility easement abandoned and replaced with a 60 foot 
wide roadway and utility easement along the existing access road through parcels 007-
042-05 and 007-042-06. 

 
Staff has determined that the existing access roadway pavement is approximately 11 to 12 feet 
wide and is not adequate to serve the existing residents plus the new lots proposed with the 
application. Due to the unique circumstances of the project area and low traffic impacts, full 
depth reconstruction will not be required. However, it will be required that the access road 
pavement section be widened to a minimum of 20 feet. The final access improvements will be 
subject to review and approval by the City Engineering and Fire Department prior to Final Map 
approval and staff has recommended a condition of approval to address this requirement. 
 
Comments received from the Carson City Transportation Division state that Old Clear Creek 
Road is owned by several separate entities including private property owners and the Washoe 
Tribe; therefore Carson City is not able to control or guarantee access. Transportation staff 
states that it should be made clear to any future property owner of the lots created as a part of 
this Tentative Map that they would be subject to the same uncertainty related to lack of public 
right-of-way. The absence of public right-of-way is also of concern as the condition of the road 
through the various properties is deteriorating due to minimal maintenance for several decades. 
Staff has recommended a condition of approval to place a note on the final map alerting future 
property owners of this situation. 
 
Secondary emergency access will be provided with a new 20 foot wide emergency access 
easement that will exit the property on the north to U.S. Highway 50. Accordingly, depending 
upon the current status of legal access onto U.S. Highway 50 from the property, a NDOT 
Encroachment Permit may be necessary. Staff recommends a condition of approval that 
requires the applicant to provide a copy of an existing encroachment permit or other document 
confirming legal access (should either of these currently exist), or requires that a NDOT 
Encroachment Permit be obtained. Staff has also incorporated NDOT’s conditions of approval 
into the recommended conditions of approval for the proposed subdivision. 
 
Comments received from the Carson City Fire and Public Works Departments indicate that, 
pursuant to Carson City Development Standards, Division 22 – Street Naming and Address 
Assignment, all access roads to the project site will need to have unique street names assigned 
to them. Staff has recommended a condition of approval that requires the applicant to provide 
unique street names for any roadways within the proposed subdivision boundary. Per the 
Development Standards cited above, it is the responsibility of the City to pursue naming the 
access road from Old Clear Creek Road to the proposed subdivision through approval by the 
Board of Supervisors. Staff understands that Public Works will pursue the naming of this access 
road to ensure that existing and future parcels can be easily located and accessed by public 
service agencies as necessary. 
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Water and Sewer 
 
Water and sewer for each lot will be provided with individual private wells and septic systems.  
Wells and septic systems are allowed on five acre lots in Carson City. Additionally, public water 
and sewer is not located within 400 feet of the project, making it unfeasible to connect to 
existing public utilities. 
 
The Carson City Health and Human Services Department has provided comments related to 
private well placement to ensure that adequate distance between well facilities is achieved per 
Nevada Administrative Code (NAC). Health and Human Services has also indicated that while 
the percolation tests submitted with the application show favorable results, these results will not 
be acceptable for individual septic design and construction. Each individual lot will need to 
provide results from two percolation tests with the Building Permit submittal. 
 
The Nevada Division of Environmental Protection (NDEP) has made a recommendation to deny 
of the Tentative Map and has requested additional information related to water quality testing. In 
addition to the NAC sections on water quality referenced by NDEP in their recommendation for 
denial, water quality information is also required to be provided to the City per Carson City 
Municipal Code, Section 17.05.030(18). Staff does not feel that denial of the Tentative Map is 
necessary, but notes that NDEP is a signing party to Final Maps. Therefore, it is the applicant’s 
responsibility to work with NDEP to address their concerns prior to Final Map approval. Staff will 
accept water quality results to satisfy City code requirements in the representative form 
approved by NDEP for their approval of the Final Map and has recommended a condition of 
approval that addresses this statement. 
 
The Nevada Division of Water Resources has indicated that they do not regulate domestic wells 
but that the City may require water be relinquished in support of the drilling of domestic wells. 
They go on to state that until such time as the Office of the State Engineer receives sufficient 
data concerning existing water rights permits to satisfy the proposed water usage, the Nevada 
Division of Water Resources is recommending denial of the Tentative Map. 
 
According to Engineering staff, the City does not require water rights to be relinquished in 
support of drilling domestic wells or when connecting to the public water system, but individual 
domestic wells are required to meet State and City regulations and code requirements as well 
as have a city permit issued prior to drilling a domestic well. Again, staff does not feel that denial 
of the Tentative Map is necessary as regulations for individual domestic wells are required to be 
met at the Building Permit stage. However, as the Nevada Division of Water Resources is also a 
signing party of the Final Map, it is the applicant’s responsibility to address their concerns to 
obtain a map signature. Staff has recommended a condition of approval that individual domestic 
wells shall meet State and City regulations and code requirements and have a city permit issued 
prior to drilling. 
 
Drainage 
 
A Conceptual Drainage Study prepared by Manhard Consulting and dated April 16, 2014 has 
been provided supporting the Schulz Investments project. Pre-development drainage conditions 
include two natural drainage channels crossing the project site. One enters the project site at 
the western boundary line and the other at the north and eastern boundary lines.  Both channels 
exit the site at the south boundary. These channels convey onsite flows as well as offsite flows 
from U.S. Highway 50.   
 
According to the Conceptual Drainage Study, the post-development offsite drainage will remain 
the same as the pre-development conditions. Onsite post-development drainage that will be 
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altered with the proposed access road will be collected through a system of roadside ditches 
and culvert crossings. Drainage on the parcels will remain unchanged until the parcels are 
individually developed and will be further addressed through the Building Permit process. 
 
The application is not clear on the responsibility of detention basin and culvert maintenance. 
Staff has recommended a condition of approval that requires the applicant to address this 
maintenance and to ensure that maintenance of private facilities is performed annually. 
 
Fire Mitigation and Fuels Management Plan 
 
The proposed project is located in the Wildland Urban Interface Area. Properties located in 
these areas typically have development standards that include, at a minimum, fuel management 
and minimum water requirements. Because the individual lots will be sold for custom built 
homes after the parcels are created, the Wildland Urban Interface standards will be applied with 
each separate Building Permit. Specific standards that staff would like to bring to the applicant’s 
attention include: 
 

• A Vegetation Management Plan may be required for each individual lot. A site visit by 
Fire Department personnel during the Building Permit process will determine necessity 
and level of vegetation management required. 
 

• Each lot will require an approved adequate water supply for fire protection purposes as 
follows: 

 
o Single family homes having a fire flow calculation area not exceeding 3,600 

square feet shall be 1,000 gallons per minute for a minimum duration of 30 
minutes; 
 

o Single family homes having a fire flow calculation area exceeding 3,600 square 
feet shall be 1,500 gallons per minute for a minimum duration of 30 minutes. 

 
Open Space, Parks, Trails and Pathways 
 
Due to the rural nature of the proposed development, dedicated open space, parks, trails or 
pathways are not proposed. Residential home construction will be subject to the Residential 
Construction Tax for the benefit of parks, and conditions of approval reflecting this requirement 
have been recommended by staff. 
 
With the recommended conditions of approval, the findings to grant approval have been met by 
the applicant. 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-14-022 based on the required findings as outlined in this staff 
report. 
 
PUBLIC COMMENTS:  Public notices were mailed on June 6, 2014 to 32 adjacent property 
owners within 3,200 feet of the subject site pursuant to the provisions of NRS and CCMC. As of 
the completion of this staff report, one letter had been submitted in opposition to the proposed 
development and is included in the attachments to this staff report. Phone calls were received 
from Ms. Peg Kehres and Mr. Steven Granelli expressing concerns about the proposed 
development related to access, roadway improvements, drainage, domestic wells and septic 
systems but as of the writing of this report the phone calls had not been followed by written 
comments. The applicant’s representatives from Manhard Consulting held a neighborhood 
meeting on Thursday, June 12, 2014 to answer questions and address concerns of property 
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owners. An email summarizing this meeting has been provided by Manhard Consulting for the 
record and is included in the attachments to this staff report. 
 
Any comments that are received after this report is completed will be submitted prior to or at the 
Planning Commission meeting on June 25, 2014, 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. 
 
Carson City Engineering Division: 
 
The Engineering Division has considered the elements of NRS 278.349, the Carson City 
Municipal Code and the Carson City Development Standards in its review of the Tentative Map 
described above. 
 
This recommendation for 'approval with conditions' from the Engineering Division is based on 
conceptual level analysis that indicates the development as proposed will currently meet or will 
meet with concurrent improvements, prior to Final Map approval, Nevada Revised Statutes, the 
Carson City Municipal Code and the Carson City Development Standards. With the request for 
final approval of any and all phases, detailed engineering analysis addressing the following 
issues and recommending system improvements will be submitted to the Engineering Division. 
 
FINDINGS:  The Conceptual Findings by the Engineering Division are: 
 
(a) Environmental and health laws and regulations concerning water and air pollution, the 

disposal of solid waste, facilities to supply water, community or public sewage disposal 
and, where applicable, individual systems for 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 not 
be served by the Carson City Community Water System, but will have individual wells.  
The site will not be served by public sanitary sewer, but will instead utilize individual on 
site sewage disposal systems. 

 
(b)  The availability of water which meets applicable health standards and is sufficient in 

quantity for the reasonably foreseeable needs of the subdivision;  
 

Water supplied to the development will meet applicable health standards. Carson City's 
water supply capability will not be exceeded by final approval of this development. 

 
(c)  The availability and accessibility of utilities; 

 
All other utilities are available in the area to serve this development. 

 
(d)  General conformity with the governing body's master plan of streets and highways; 

 
The new access road is acceptable as long as it is paved. 

 
(e)  The effect of the proposed subdivision on existing public streets and the need for new 

streets or highways to serve the subdivision; 
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In general, the development will not cause adverse impacts to the existing street system.  

 
(f)  Physical characteristics of the land such as floodplain, slope and soil. 
 

The physical characteristics of the area do not preclude the development as proposed.  
Proposed grading for roadways and house pads will generally occur on flatter areas of 
the site. Any grading proposed on slopes steeper than 15% will be subject to Hillside 
Development requirements of Division 7 of the Carson City Development Standards 
(CCDS). 

 
RECOMMENDATION:  If the Tentative Map is approved, the Engineering Division has the 
following recommended conditions of approval for the project: 
 
Conditions to be included in the Design of the Improvement Plans: 
 
1. The new access road is acceptable as shown, but must meet all other Carson City 

Standards and Details. 
 

2. Roadway drainage facilities need to provide erosion control structures. Sediment run off 
is a major concern in this area. 

 
3. In accordance with 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) as shown in the Soils Engineering Report.  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. 

 
4. 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. 
 

5. An emergency egress road shall be constructed as shown on the tentative grading plan 
to provide secondary access from Highway 50 West. The emergency access road shall 
be a paved surface having width and slope as directed by the Fire Department. The 
applicant shall obtain appropriate easements. 

 
6. Each home site needs to infiltrate a 2 year storm event on the subject property. 
 
7. The subdivision needs to provide for yearly maintenance of the private facilities. 
 
Conditions to be Completed Prior to Submitting for Construction Permit or Final Map: 
 
1. 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. 
 

2. The applicant shall obtain a dust control and stormwater pollution prevention permit from 
the Nevada Division of Environmental Protection (NDEP). The site grading must 
incorporate proper dust control and erosion control measures. 

 
General Conditions: 
                                                                   
1. Prior to the recordation of the Final Map for any phase of the project, the improvements 
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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. 

 
DISCUSSION BULLETS:  The following discussion is offered within Engineering Division areas 
of purview relative to the proposed Tentative Map: 
 

• In the Tentative Map request book the area is being called parts of section 34 and 
section 35 in the introduction and the drainage report. It appears to be entirely within 
section 35.  Please correct. 
 

• On Page 5, please show that you will be using the 2012 International Fire Code. 
 

• The legal description bearings and distances do not appear to match the map. Please 
correct. 

 
• On page 5 of the preliminary geotech report, there is a paragraph on Soils and 

Groundwater that was never finished. Please correct. 
 

• All roads and drainage and erosion control improvements are private and will be 
privately maintained. 

 
• Access is an issue for this project. The access road crosses private lots, and Clear 

Creek Rd. itself is private.  This must be addressed before the Final Map is signed and 
the construction permit is issued. 

 
• Future development of the individual lots may be subject to the Hillside Development 

requirements within Division 7 of the CCDS. Development on slopes steeper than 15% 
will require engineered grading, drainage, erosion control and revegetation plans prior to 
individual lot development.  Maximum allowable driveway slope will be 12%. 

 
• Please show the section corners and section lines on this map as well as ties to the 

proper corner in Section 35. 
 
Carson City Parks and Recreation Department:  
 
The site is located approximately 3.5 miles west of the Fuji Park Fairgrounds Park Complex. 
The park amenities include a tot playground, green space, creek trail, a fishing pond, corrals, 
arenas and a dog park. 
 
Staff recommends a condition of approval for a note to be drafted in the Final Map indicating the 
imposition of the Residential Construction Tax at the time of issuance of Building Permits for the 
residential units. 
 
Old Clear Creek Road has been designated for a proposed shared street multi-purpose facility 
by the 1996 Unified Pathways Master Plan. However, more recently the Regional 
Transportation Commission determined that Old Clear Creek Road is not a public facility; 
therefore, staff does not recommend a condition of approval regarding the use of Old Clear 
Creek Road as a shared facility. 
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The Open Space Master Plan identifies the site as undeveloped land with desirable open space 
attributes; and, therefore, within the Hillside Open Space Priority Area. Staff and the land owner 
engaged in conversations many years ago about the City’s interest in preserving the land as 
open space. Those conversations did not advance into coordination for an open space project. 
At the present time, the Board of Supervisors has directed the Open Space Program to 
concentrate on managing acquired lands as opposed to pursuing new acquisitions. 
Carson City Transportation Division: 
 
The applicant indicated an emergency access road easement to US 50. I expect they already 
have a permit in-hand from NDOT for the access to US 50, but good to make sure. 
 
As the primary access to the properties is via Old Clear Creek Road, we need to be very clear 
that Old Clear Creek Road is owned by various entities (including private property owners and 
the Washoe Tribe) and that continued access for vehicles to the various properties in the future 
is questionable and out of the control of the City. No need to get into the details here, but the 
D.A.’s office has previously indicated to us that as it is a private facility, we (the City) do not 
control access or guarantee access. Should a development proceed, it should be clear that 
anyone acquiring a property would enter the same status of other property owners along that 
road – there is uncertainty due to the lack of a public right-of-way (not to mention the 
deteriorating condition of a substandard roadway which has been maintained very little in 
decades). 
 
It may very well be that there won’t be any access issues in the future, but I don’t believe the 
City can guarantee that. Please provide a note on the Final Map as follows: 
 
“Old Clear Creek Road, the primary means of access, is not located in a public right-of-way and 
is not owned and operated by Carson City. As Carson City does not control access on the road, 
Carson City cannot guarantee that public access will be perpetuated on this road.” 
 
Carson City School District: 
 
No comments. 
 
Carson City Fire Department: 
 
1. Codes have changed since the CSM submittal. The project is now under the 2012 

International Fire Code and 2012 International Wildland Urban Interface Code (IWUIC) 
with Northern Nevada Amendments. 
 

2. The City has adopted an addressing ordinance since the CSM submittal. The project 
must conform to the Carson City Title 18 Division 22 addressing ordinance. This will 
require naming the streets serving the six parcels from Old Clear Creek Road. 

 
3. Please provide a detail showing how the emergency access road will connect with U.S. 

Highway 50. Will there be any gates? 
 

4. IWUIC Section 402.1.2 requires a water supply for new subdivisions. Please advise how 
this will be met. 
 

5. The emergency access road must be maintained as an all-weather surface. 
 

6. Driveways which exceed 150 feet in length will require approved turnarounds. Driveways 
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exceeding 200 feet in length will require approved turnouts. 

 
Carson City Health and Human Services: 
 
1. Update the map to include proposed domestic well locations for each lot with a 100 foot 

radius around each well. Due to slope and site restrictions, domestic wells must be 
proposed in an area that would feasibly permit access by a well driller (i.e., within the 
building envelope). Please note that each lot must meet setback requirements 
addressed in NAC 444.792. 
 

2. Percolation tests conducted to prepare the Tentative Map report show favorable results, 
but will not be honored for septic system design/construction. Each lot will have to 
conduct two (2) percolation tests as described in NAC.796 – 444.7968. 

 
3. Address detention basin and culvert maintenance responsibility. 
 
Carson City Environmental Control Authority: 
 
No comments. 
 
Carson City Building Division: 
 
No comments. 
 
Nevada Department of Transportation: 
 
1. Prior to any grading adjacent to the Nevada Department of Transportation (NDOT) right-

of-way, a Drainage Report, including a grading plan, and a Drainage Form must be 
submitted to the Permit office. 
 

2. NDOT will require an occupancy permit for any work performed within the State’s right-
of-way.   
 

3. The Department required the use of only legal, permitted accesses onto State roadways.  
All driveway accesses to the state highway system will be required to comply with the 
NDOT access management guidelines current at the time of application. Some 
applicants are required to provide cross access easements to adjacent parcels in order 
to provide adequate access for development while meeting the NDOT access 
management requirements. Public improvements, like turn lanes and medians, may be 
required to mitigate proposed access points. Applicant may be required to provide a 
Traffic Study to determine the impacts of any new driveways to the state highway 
system and any required mitigation strategies. A change or an increase in the function of 
the property served by an existing access or street may require a new right-of-way 
encroachment permit. 
 

4. It is the permit applicant’s responsibility to perform title research and identify if the state 
has purchased access and abutters rights for the parcel where an access is proposed. 
Any break in the access control will need to be processed through the state surplus 
property committee. This process can be quite lengthy and success is not guaranteed. 
 

5. The state defers to municipal government for land use development decisions. Public 
involvement for development related improvements within the NDOT right-of-way should 
be considered during the municipal land use development public involvement process. 
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Significant public improvements within the NDOT right-of-way developed after the 
municipal land use development public involvement process may require additional 
public involvement. It is the responsibility of the permit applicant to perform such 
additional public involvement. We would encourage such public involvement to be part of 
a municipal land use development process. 

 
Nevada Division of Forestry: 
 
1. Apply for a Timberland Conservation Certificate (NRS 528.0820). This process can be 

completed in two weeks. 
 
2. Submit a forest fire prevention and suppression plan with the State Forester/Firewarden 

if any logging or equipment work will occur during the fire season (NRS 582.080). 
 
Nevada Division of Environmental Protection: 
 
The Division of Environmental Protection has reviewed the Schulz Investments Tentative Map 
and hereby recommends denial of said subdivision with respect to sewage disposal, water 
pollution, water quality and water supply facilities until the following issues have been resolved: 
 
1. Unless water for the subdivision is to be supplied from a public water system, submit a 

report of the analyses of four samples taken in or adjacent to the subdivision from 
different representative wells. The analyses must show that the water meets the 
standards prescribed in NAC 445A.450 to 445A.492, inclusive. The samples may be 
composited by a State-certified laboratory. 
 

2. Where individual sewage disposal systems are proposed, refer to 
http://ndep.nv.gov/bwpc/docs/septic_review_sheet.pdf to see the additional 
requirements for a subdivision proposing to use individual sewage disposal systems. 

 
Nevada Division of Water Resources: 
 
Domestic wells are not regulated by the Division of Water Resources; however, the county may 
require water be relinquished in support of the drilling of the domestic wells. 
 
Until such time that the Office of the State Engineer receives sufficient data concerning existing 
water right permits to satisfy water usage for the proposed subdivision or required by the county 
for relinquishment in support of the drilling of the domestic wells for the proposed subdivision, 
this office is recommending disapproval as to water quality for Schulz Investments. 
 
Nevada Department of Wildlife: 
 
We are concerned that sedimentation of Clear Creek may occur due to construction activities. 
Clear Creek flows into Bailey Pond, which is an important urban fishery in Carson City. To 
prevent excess sedimentation moving into Clear Creek and subsequently Bailey Pond, we 
recommend that appropriate erosion control features (e.g. waddles, tarps, etc.) be utilized 
during construction activities and until vegetation stabilizes the soil. 
 
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 

http://ndep.nv.gov/bwpc/docs/septic_review_sheet.pdf
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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 individual wells and septic systems due to its rural location and the large size of 
the proposed lots. 

 
2. Adequate water that meets applicable health standards is available in sufficient 

quantity to serve the subdivision.   
  

Each parcel will be served by an individual well. This is acceptable for the proposed size 
of the parcels at a minimum of five acres each.  

 
3. Adequate utilities are available and accessible to serve the subdivision.   
  

Each individual parcel will have a private well and septic system. Power is available and 
accessible to serve the subdivision. Natural gas is not available in the area, but all 
surrounding developed properties are on propane. Staff is unsure whether cable exists 
in the area. 
   

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. 

  
The proposed development is zoned for Bordewich-Bray Elementary School, Carson 
Middle School and Carson High School and all will be able to accommodate any new 
students resulting from this project. Due to the rural nature of the project, public 
transportation and recreation are not located within walking distance of the project, but 
are located within two miles. Adequate police protection is available, although response 
time will be longer due to the project’s location. 
 
The project is located in the Wildland Urban Interface Area and vegetation management 
plans may be required with the development of each individual lot. This determination 
will be made as a part of each Building Permit. Additionally, parcels within the Wildland 
Urban Interface require access to an adequate water supply for fire suppression 
purposes. This will be required with the development of each individual lot and is 
addressed elsewhere in this staff report. 
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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.  
 
6. The subdivision conforms with the zoning ordinance and master plan. 
 

The proposed development conforms with the Single Family Five Acre (SF5A) zoning 
district. All parcels meet or exceed the five acre minimum requirement for the zoning 
district. The proposal is in conformance with the Rural Residential Master Plan 
designation and 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, the Engineering Division 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, because of the small size of the proposed development, project will not 
cause adverse impacts to the existing street system. 
 
As noted previously in the staff report the Transportation Division has indicated that Old 
Clear Creek Road is owned by several separate entities including private property 
owners and the Washoe Tribe; therefore Carson City is not able to control or guarantee 
access. The absence of public right-of-way is also of concern as the condition of the 
road through the various properties is deteriorating due to minimal maintenance for 
several decades. Carson City does not have the legal authority to maintain Old Clear 
Creek Road beyond approximately 800 feet west of the Old Clear Creek Road/Vista 
Grande Boulevard intersection and public streets are not available beyond this point. 
Provided that future buyers are aware of that they will be subject to future uncertainty of 
legal access and road maintenance, staff has no concern that this finding cannot be met.   

 
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 subdivision improvements will have little detrimental effect on the physical 
characteristics of the land as improvements will include roadway and drainage facilities. 
Individual lot development for custom homes will be addressed at the Building Permit 
submittal level and will be required to adhere to all applicable City and State regulations. 

 
10. The recommendations of applicable State agencies and the School District have 

been incorporated into the conditions of approval. 
 
 Recommendations from all reviewing agencies that provided comments have been 

incorporated into the conditions of approval where applicable. 
 
11. Existing and/or proposed recreation and trail easements are adequate to serve the 

proposed development. 
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 The location of the development does not lend itself to public recreation, and a 

recreation/trail easement would not be useful as the property is surrounded by existing 
development to the west and south, and bounded by U.S. Highway 50 to the north and 
east. 

 
12. All codes and regulations requirements of the Carson City Fire Department. 
  

All codes and regulation requirements of the Fire Department have been included in the 
recommended condition of approval for this development. 
 

Attachments 
 Site Aerial 
 City and State Agency Comments 
 Public Comments 
 Application (TSM-14-022)  
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Introduction 

The following report information is provided to assist Carson City staff in evaluating the 
Tentative Map application for the proposed Schulz Investments Project located in southwest 
Carson City, Nevada. Information submitted in association with the Tentative Map is pursuant to 
Carson City Municipal Code (CCMC) 18.04.135, the Nevada Revised Statutes (NRS) Section 
278.349 and the Nevada Administrative Code (NAC) Section 445A. 

On December 21, 2010, Manhard Consulting staff participated in a Conceptual Review (CSM-
10-110) meeting for the proposed Schulz Investments Project. Comments from Carson City 
Planning and Community Development Staff were received from the initial Conceptual Review 
on December 29, 2010. Recommendations and comments received from the Conceptual 
Review have been taken into consideration and incorporated into the project proposal.  
 
Project Location 
 
The Schulz Investments Project, located in A.P.N. 007-051-72 has a total area of approximately 
32.7 acres. The parcel is located south of US Highway 50, and west of Highway 395, in Carson 
City, Nevada. The parcel is a portion of Sections 34 and 35, Township 15 North, Range 19 East, 
Mount Diablo Meridian. 
 
The adjacent land uses include Highway 50 to the north and east, residential and undeveloped 
parcels to the west and Clear Creek to the south. 
 
Figure 1: Vicinity Map 
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Land Use Designations 
 
The Schulz Investments parcel has a Master Plan designation of Rural Residential and a Zoning 
designation of SF5A. 
 
The Rural Residential Master Plan designation provides a setting for large lot single family 
residential on the urban fridge with lot sizes ranging from of 5-20 acres in size. The purpose of 
the SF5A zoning district is to provide for low-density residential units located on large lots and 
conveying a rural environment.  The proposed subdivision will result in densities consistent with 
the land use designations and the surrounding development pattern. 
 
  Table 1: Land Use        

*includes access easements 
 
Project Description 
 
The Schulz Investments Tentative Map is proposed to consist of five (5) lots with an average lot 
size of 5.45 acres.  
 
Figure 2: Site Plan 
 
 

                                                                                                                                                        

Master Plan  Zoning  Acres # of Lots *Ave. Lot Size 
Rural Residential SF5A 32.68 ac 6 5.45 ac 
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Primary access is proposed utilizing an existing access easement off Old Clear Creek Road, 
with secondary emergency access to be provided to Highway 50. The main and emergency 
access roads will be developed first and the lots will be individually developed by the respective 
lot owners. 
 
The proposed setbacks are 100 feet front, 50 feet side, and 50 feet rear, to comply with the 
requirements of the SF5A zoning district.  
 
 
Master Plan Policy Analysis 
 
 
Table 2: Master Plan Land Use Category 
 

 

 
 
 
 
The Rural Residential Master Plan designation provides a setting for large lot single family 
residential on the urban fridge with lot sizes ranging from of 5-20 acres in size. The proposed 
subdivision will result in densities, uses and characteristics consistent with the land use 
category. The proposed subdivision is consistent with the following applicable themes of the 
Carson City Master Plan: 
 
Chapter 3: A Balanced Land Use Pattern: 
 

 Consistent with the Master Plan Land Use Map in location and density. 
 

 Provides for levels of service (i.e. water, sewer, road improvements, sidewalks, etc.) 
consistent with the Land Use designation and adequate for the proposed development 
(Land Use table descriptions). 
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Hillside Development 
 
Hillsides provide spectacular opportunities for home sites, but they also present special 
challenges in designing developments that are safe and economical while maintaining the 
qualities of hillsides that contribute to their natural beauty. They contain many natural features 
and aesthetic values, which need to be protected. 
 
The Conceptual Review comments section 18.08.030 (Special Use Permit Requires) states, in 
part, that a Special Use Permit will not be required for the proposed development. Procedures 
and accepted engineering practices for hillside development, erosion control and slope 
stabilization procedures and recommendations contained in the geotechnical and hydrology 
reports have been incorporated to minimize potential impacts. 
 
The Schulz Investments Subdivision addresses potential hillside environmental and aesthetic 
impacts through project design. Schulz Investments, through collaboration between Carson City 
staff, and Manhard Consulting, has addressed and will continue to address community concerns 
regarding safety, preservation of scenic views, watershed protection, soil stabilization and 
erosion control, protection of cultural sites and cumulative environmental effects. A key goal is 
protecting the natural environment, the views and natural features that resident’s and guests to 
Carson City value (See attached responses addressing the applicable sections of the CCMC 
18.16 Hillside Development and Development Standards 7, Hillside Development). 

Figure 3: Constraints Map 

 

 
Fire Protection 
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Fire protection for the proposed Schulz Investments project will be provided by the Carson City 
Fire Protection District. Station 3 covers the southern portion of the City and Highway 50 West 
to Spooner Summit. 
 
The Schulz Investments project is within the boundary of the urban/ wildland interface. All 
structures within the interface area will comply with the requirements under the International Fire 
Code 2006 edition, as well as the Carson City Municipal code Title 14. During construction 
activities, spark arresters will be required on mechanical powered equipment. Specific building 
materials will be permitted with the development of each individual lot. 
 
The proposed road design provides a main access point along with and emergency access road 
connecting the subdivision to Highway 50. This will ensure continuous access/egress to an area 
if one point becomes unavailable and also permits the staging of emergency vehicles, such as 
fire engines, along one access point while local residents leave an area via other point(s) of 
access. Roadway designs within the development do not exceed 10% maximum. Emergency 
road access and egress includes all-weather surfaces which meet minimum design criteria for 
width and slope steepness. Easements will be dedicated for this specific purpose upon final 
map recordation. 

Water & Sewer 
 
Division 15 (Water, Sewer, Reclaimed Water Standards) of the Carson City Code requires that 
water and sewer mains shall be extended for developments which are within four hundred feet 
(400’) of an existing main. The Schulz Investments project is not within 400’ of a water or sewer 
main; therefore, individual wells and on-site disposal systems are proposed for each lot. The 
wells and on-site disposal systems will be the responsibility of each property owner. 
 
Hydrology 
 
Drainage on the site will be conveyed through storm drain piping and surface improvements. 
Improvements will consist of inlets and storm drains, culverts, detention areas and other 
drainage facilities required to convey design storm runoff to the point of discharge. Drainage 
facilities will be constructed in accordance with Carson City standards. Pre-development runoff 
flow levels will be maintained. A storm water discharge permit will be obtained from Nevada 
Department of Environmental Protection prior to the start of construction for the project. 
 
Storm water impacts will be minimized and storm drainage will not adversely affect downstream 
beneficial uses. Storm water drainage improvements in the design and construction phase of 
this project will be integrated to mitigate storm water impacts. Water quality and erosion control 
practices, in accordance with the Nevada “Handbook of Best Management Practices” and 
accepted engineering practice will be an integral component the design and all construction 
phases. Other feasible techniques will be employed to mitigate water quality impacts including 
reducing imperviousness surfaces, conserving natural resources and ecosystems, maintaining 
natural drainage courses and minimizing clearing and grading. 
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Access 
 
Primary access to the proposed Schulz Investments development will be provided off of the Old 
Clear Creek Road, via an access easement through APN 007-042-06. In conjunction with the 
development of the proposed subdivision, improvements will be developed and include a 38 foot 
PUE and access easement. 
 
 
NRS 278.349 (3) 
 
The governing body, or planning commission if it is authorized to take final action on a 
tentative map, shall consider: 
 
(a) Environmental and health laws and regulations concerning water and air pollution, 
the disposal of solid waste, facilities to supply water, community or public sewage 
disposal and, where applicable, individual systems for sewage disposal; 
 
Environmental health laws and regulations concerning water and air pollution, disposal of solid 
waste, and individual water and sewage disposal systems are currently are or will be 
addressed. 
  
(b) The availability of water which meets applicable health standards and is sufficient in 
quantity for the reasonably foresee able needs of the subdivision; 
 
Do to the subdivisions rural nature, each individual lot will be serviced utilizing a well which will 
be the responsibility of each homeowner.  
 
(c) The availability and accessibility of utilities; 
 
Utilities are available and accessible for the proposed development through the following utility 

companies: Sierra Pacific Power, Southwest Gas, AT & T and Charter Communications.  

 
(d) The availability and accessibility of public services such as schools, police 
protection, transportation, recreation and parks; 
 
Because of the small size of the proposed subdivision, availability and accessibility of public 
services such as schools, police protection, transportation, recreation and parks are currently in 
place to serve the proposed development.   
 
(e) Conformity with the zoning ordinances and master plan, except that if any existing 
zoning ordinance is inconsistent with the master plan, the zoning ordinance takes 
precedence; 
 
The proposed subdivision conforms with the existing zoning ordinances and Carson City master 
plan designation.  
 
(f) General conformity with the governing body’s master plan of streets and highways; 
 
The proposed subdivision conforms with the Carson City master plan of streets and highways.  
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(g) The effect of the proposed subdivision on existing public streets and the need for 
new streets or highways to serve the subdivision; 
 
Primary access to the proposed Schulz Investments development will be provided off of the Old 
Clear Creek Road, via an access easement through APN 007-042-06. In conjunction with the 
development of the proposed subdivision, improvements will be developed and include a 38 foot 
PUE and access easement. It is not anticipated that any additional new streets or highways 
outside of the proposed development will be required to serve the subdivision.  
  
(h) Physical characteristics of the land such as floodplain, slope and soil; 

Physical characteristics of the land such as floodplain, slope and soil have been considered 

with the design of the proposed tentative map. (See the included geotechnical analysis 

constraints map and hydrology analysis).  

 
(i) The recommendations and comments of those entities and persons reviewing the 
tentative map pursuant to NRS 278.330 to 278.3485, inclusive; and 

The recommendations and comments made by City staff have been, and will continue to be, 

taken into consideration and addressed through the development of this tentative map.  

 
(j) The availability and accessibility of fire protection, including, but not limited to, the 
availability and accessibility of water and services for the prevention and containment of 
fires, including fires in wild lands. 

The applicant will continue to work with city staff to ensure that fire protection will be available to 

serve the proposed development.  
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