
















































































Jeanell Drive Apartments
Project Description
2/12/15

Nevada Rural Housing Authority (NRHA), Friends in Service Helping (FISH) and Carson City
are collaborating on the proposed development of permanent, affordable supportive housing for
homeless individuals. The proposed housing facility will be located on a 1.69-acre property at
430 Jeanell Drive (APN 001-032-34) on the northwest side of Carson City.  The property is
owned by FISH and currently has existing buildings on it that would be removed to allow for
new development.  The proposed development is referred to as Jeanell Drive Apartments.

NRHA as the development sponsor is seeking a Special Use Permit to allow development of
residential units on the site.  The development team is also requesting consideration that the
permit be granted for a two-year period to allow sufficient time to assemble the multiple levels of
financing that will be required to fund the project.

Jeanell Drive Apartments will seek to serve primarily homeless and extremely low income
individuals at 30% AMI and below. NRHA and FISH will partner with local community service
organizations to provide on-site services that will support this effort and NRHA’s and FISH’s
missions.

It is anticipated that the residence could potentially be a two-phased development.  The initial
phase will seek to develop 39 rent-restricted residential units of primarily 1-bedroom
configuration. Future build out will be dictated by demand and site constraints. In addition to the
residential component, the project will also provide a 3,000 sq. ft. warehouse/work area that
would serve the maintenance and storage needs of the property as well as provide an open area
conducive to a variety of On-The-Job Training (OJT) opportunities that could be developed for
the benefit of the residents. It is also expected that Jeanell Drive Apartments will include a full
complement of common spaces for residents and staff, including a multi-purpose room and
warming kitchen, computer lab, laundry room, library, manager’s office and supportive services
coordinator office.  Proposed outdoor spaces will include sitting and BBQ areas, a recreation
area and an attractive, water-efficient landscaped environment. The development design will be
highly energy efficient with plans to include Green-building technologies that are appropriate
and cost effective.

Proposed Phase I of the development would provide for the initial 39 1-bedroom apartments,
warehouse/OJT space, common area amenities, recreation area and a minimum of 43 parking
stalls. The project will seek a reduction to the current parking requirements imposed by the City
of 2 parking spaces for every bedroom provided.

The proposed financing will include equity from the sale of 9% Low-Income Housing Tax
Credits, HOME funds from the Nevada Housing Division, Community Development Block
Grant (CDBG) funds from Carson City, and Federal Home Loan Bank Affordable Housing
Program funds.  In order to ensure adequate operating funds to serve extremely low-income
households (most below 30% AMI) and provide supportive services, the proposed residence will
carry no permanent debt.



Question 1

How will the proposed development further and be in keeping with, and not contrary to, the
goals of the Master Plan Elements?

A Balanced Land Use Pattern

Community Residential Commercial Zoning :  C/RC 1.5—Relationship to Surrounding
Development where C/RC centers abut lower-intensity land uses, particularly residential
areas, buffering and transition space should be designed to minimize visual and noise impacts
from parking areas and loading zones.

Response:  The primarily residential component of the proposed project coupled with in-house
services and a training center would create an effective transition from the predominantly
residential neighborhoods to the west to the commercial properties that occur as you head east
to N. Carson Street. The building has been designed with parking located on the north and east
sides of the building.  The trash enclosure and delivery drop off/pick up areas on the northeast
corner of the parcel.  A landscape buffer will physically separate the parking from the parcel
line, and aid in reducing impacts on adjacent properties.

Section 2.1a—Range of Land Use Opportunities: Ensure that the Land Use Map provides
opportunities for a range of mixed-use, residential, commercial, and employment uses at a
variety of scales and intensities.

Response: The proposed project will combine supportive services and housing for adults
recovering from homelessness.  Residents will have on site access to Financial Literacy classes
and an On-The-Job-Training facility. This unique mix of quality housing and on site services will
provide shelter and life skill training to a typically hard to serve sector of the population. This
project appears to be an excellent use in a neighborhood that is predominantly multifamily
residential transitioning to commercial. The project encompasses a two story building with 39
units.  This density and scale is consistent with the surrounding neighborhood.  Many of the
existing surrounding buildings are older.  The proposed project will demolish the existing
building and construct a new two story building that will add to the neighborhood.

Section 2.2a—Variety of Housing Types: Encourage a mix of housing models and densities for
projects within the urbanized area based upon their size, location, surrounding neighborhood
context, and applicable land use policies, as contained in Chapter 3. In general, larger
neighborhoods should incorporate the largest variety while a smaller site surrounded by
existing housing may be more limited by required transitions, etc.



Response:  The proposed project combines a primarily residential use with a smaller
commercial component and would effectively transition from the primarily residential to the
immediate east, west and south to the more commercial and retail neighborhood to the east
toward N. Carson Street. The 1.69 acre site will have 39 unit for an overall density of 23
units/acre.  The site is surrounded by varying densities of multi-family development and
provides for an appropriate transition to the existing neighborhood.

Equitable Distribution of Recreational Opportunities

Response:  The proposed project will not create any public recreational amenities. The project
includes ample site landscaping and amenities for the tenants including gardening areas, picnic
tables and BBQ’s, a dog run area and outdoor seating areas within a secured fenced area. Trees
and shrubs will be provided throughout the site along with limited amounts of sod. Xeriscape
landscape treatment will be provided in accordance with Nevada Housing Division
requirements. Shrub screening will be provided around all above ground utilities.

Economic Vitality

Section 5.1e—Workforce Training: Promote activities that have the potential to upgrade the
skill and wage levels of the City’s resident labor force and those likely to enter the labor force
(e.g., local college graduates). Encourage educational opportunities for the development
and/or upgrade of skills required for employment, advancement and entrepreneurship.

Response: The combination of affordable housing coupled with services, life skills training and
job training will encourage residents to seek better paying jobs and reduce their reliance on
social services and costly emergency shelter solutions. This project is key to helping reduce the
problem of homelessness and improving the lives of the homeless population by providing life
skill and job training.

Section 5.1j—Housing Mix:  Encourage a citywide housing mix consistent with the labor force
and non-labor force populations of the City, recognizing that imbalance on either end of the
spectrum may have adverse economic and fiscal impacts.

Response: The property will serve residents with household incomes at or below 30% of Area
Median Income.   This population is typically identified as the hardest to serve and least likely to
find quality, affordable, permanent housing.  If a community fails to provide housing for this
population the result is increased homelessness and reliance on emergency shelters and other
temporary housing solutions. The project will help to address this policy in two ways.  First, the
development will provide a housing opportunity to a population that is not currently served.
Second, the project not only provides housing, but also training and services to help the tenants



improve their lives and get out of poverty, thereby improving the overall outcome of a
community wide issue.

Section 5.1k—Social Services:  Encourage and expand those social services, both in the public
and private sector, that are necessary to facilitate the broadest labor force participation,
including training, job placement, child care, health care and transportation services.

Response: The proposed project intends to partner with existing social service providers to
enhance those services by providing quality, affordable, permanent housing to their clients.
Job placement, training and health care services can be more effectively implemented when a
client has descent, safe and affordable housing. The proposed development will make it easier
for the poverty level population to receive services and training because it will be built into
their housing component, eliminating the need for transportation.  In addition, as tenants are
able to first hand witness how the lives of other tenants are being positively impacted, they will
be more inclined to improve their situation, as well.

Livable Neighborhoods and Activity Centers

Section 9.2a—Affordable Housing Plan: Identify public lands, including City-owned properties
that would be appropriate for affordable housing development and create a plan for the
development of affordable housing.

The proposed project will partner with local service providers to enhance their services by
providing clients with quality, affordable housing that provides the stability needed to take full
advantage of the treatment, services and training they are receiving.  It is anticipated that the
majority of the housing units provided will carry some form of rental assistance that will pay the
portion of rent the client is unable to pay.

Section 9.2c—Energy-Related Housing Costs: The City should encourage a reduction in
energy-related housing costs by: … Encouraging the development of new energy efficient
housing and retrofitting for existing housing stock for energy efficiency to lower average
monthly housing costs; encouraging the use of site design techniques for residential
development that ensure and promote solar and wind efficiency; and ensuring the
economical and efficient processing of development applications and building permits to
minimize housing development costs.

Response: The entire project will be constructed in accordance with the Nevada Housing
Division’s rigorous energy efficiency requirements.  The project must have an overall energy
efficiency rating equivalent to EPA’s Energy Star Home Program Version 2.5.  Insulation
requirements are R38 attic, R22 wall, R30 crawl space and R10 perimeter.  All windows, exterior



doors, light fixtures, refrigerators, dishwashers, clothes dryers, furnaces and water heaters
must carry an Energy Star rating.  All shower heads and faucets must be flow restricted.

A Connected City

Section 11.1c—Plan Overlap/Implementation:  Seek opportunities for coordination in the
implementation of the City’s Transportation, Transit, and Unified Pathways Plans. Actively
encourage ridership of the City’s transit system.

Response:  It is anticipated that the majority of the residents served at this project will not own
a vehicle and will rely on public transportation, bike routes, and pedestrian means of travel.
The proposed site is located less than one half mile from an RTC Intercity Bus Stop and centrally
located with walkable access to JAC routes.  To compliment public routes, FISH will administer
their van transportation service from this location.  The project will also provide ample secure
storage for bikes to encourage this mode of transportation for residents.



Question 2

Will the effect of the proposed development be detrimental to the immediate vicinity?  To
the general neighborhood?

Land Uses and Zoning Designations of Adjoining Properties

Subject Property: 430 Jeanell Drive, Zoned RC/MFA
Adjoining Property to North: 2438 N. Carson Street, Camp N Town, Zoned RC
Adjoining Property to West: 500 Jeanell Drive, Coronado Apartments, Zoned MFA
Adjoining Property to East: 250 Jeanell Drive, Kilbourne Apartments, Zoned MFA
Property to the South: 400 West Winnie Lane, Westside Apartments, Zoned MFA

251 Jeanell Drive, Office Uses, Zoned RC

Commonalities with Existing Neighborhood Properties

Response:  The adjoining properties to the west and east are multifamily apartments and the
proposed project will primarily be a residential, two-story apartment building. There will be an
attached On-The-Job Training Center that will blend with the residential appearance.  The
services and training provided will be conducted inside the building and the training offered will
not create noise or odors.  Neighboring properties will benefit from the value of new
construction in the area and removal of existing buildings that have fallen into ill repair.   The
project will create a presence in the neighborhood that offers security features to their
residents such as gated access and security cameras that tend to deter crime at surrounding
properties.

Use & Peaceful Enjoyment

Response:  The primary use of the property will be residential housing and will serve low
income tenants. Informal research has determined that many of the existing residents at
adjoining properties are also benefiting from some form of housing assistance.   It is not
anticipated that the tenants at the proposed project will have any negative impact on adjoining
properties.

Traffic Impact

Trip generation rates for the proposed apartment use were obtained from the Trip Generation
Manual, 7th Edition, published by the Institute of Transportation Engineers (ITE).  Trip
generation was calculated using  “Apartment” (ITE Land Use 220) for the project.  The proposed
project is estimated to generate up 250 average daily trips, 20 AM weekday peak hour trips and
25 PM weekday peak hour trips.  However, the affordable housing element reduces the
anticipated traffic generation to an estimated 172 average daily trips, 12 AM weekday peak



hour trips and 15 PM weekday peak hour trips.  This calculation was based on affordable
housing trip generation from several sources (i.e. San Francisco Bay Area Travel Survey, 2001
National Household Travel Survey for low income households, Puget Sound Regional Council
and UC Berkeley Study)

Benefit to Community

Response:  As evidenced by priorities already established in the Carson City Master Plan, the
community already understands the need to provide quality, affordable housing to all economic
groups.   The proposed project is especially valuable to the community as it provides housing
for what is typically the hardest sector of the population to shelter.



Question 3

Has sufficient consideration been exercised by the applicant in adapting the project to
existing improvements in the vicinity?

A. How will your project affect the school district?

Response:  Based on results of a recent Housing Needs Assessment completed to
accurately assess market demand for this project, it has been determined that the
population with the greatest need for this housing type is single adults.  The property
unit mix will be all one bedroom/one bath units and will likely not be the housing of
choice for families.  It is anticipated that this project will have no impact on the school
district.

B. If your project will result in the covering of land area with paving or a compacted
surface, how will drainage be accommodated?

Response: The site is currently developed with a ±29,030 square foot building and
associated parking. . The proposed development will provide for more landscaping and
less asphalt than what exists today, therefore peak drainage runoff will be
reduced. There is not a public storm drain pipe in Jeanell Drive; however, there are
catch basins at the end of Jeanell Drive at Michael Drive, as well as catch basins within
Winnie Lane. For purposes of this application, it is assumed these catch basins outlet
into a public storm drain system. Runoff from the site will travel along existing curb and
gutter in Jeanell Drive into the catch basins at either Michael Drive or Winnie Lane.

C. Are the water supplies serving your project adequate to meet your needs without
degrading supply and quality to others in the area?

Response: There is an existing public 6-inch water main in Jeanell Drive. Water capacity
is limited by the peak demand, which is driven by fire flows. For the proposed project
(approximately 45,000 SF, Type VA structure), per the 2012 IFC, fire flow demand is
1,875 gpm for a sprinklered building. Carson City public works has provided a fire flow
data sheet indicating that 2,295 gpm is available at 20 psi residual; therefore adequate
capacity is available in the existing 6-inch water main.



D. Is there adequate capacity in the sewage disposal trunk line that you will connect to in
order to serve your project?

Response:   There is an existing 6-inch sanitary sewer main in Jeanell Drive. An
upstream, dead-end sanitary sewer manhole exists near the parcel at 430 Jeanell Drive
which indicates that no upstream flow contributions exist in the existing sewer
main. For 39 one bedroom multifamily units, it is anticipated there will be five water
fixtures per unit and 0.42 gpm per fixture. This results in an estimated peak sanitary
sewer flow of 82 gpm. For a 6-inch sewer line, 82 gpm results in a pipe flowing 42%
full. Carson City code allows for a maximum of 75% full during peak flow
conditions. There are a few parcels downstream of the project along Jeanell Drive that
will also contribute to sewerage flows prior to entering the larger sanitary sewer main in
Winnie Lane. The contributions from these other parcels have not been estimated at
this time.

E. What kind of road improvements are proposed or needed to accommodate your
project?

Response: The site is currently developed with access off of Jeanell drive.  The current
traffic generation from a 29,030 square foot office building is approximately 320
average daily trips.  The proposed development will generate less traffic than the
existing development.  Vehicular access into and out of the site will come from one
location on the eastern end of the parcel.  A gated emergency access entrance will be
located on the western edge of the parcel.  Since the existing office development is
estimated to generate more traffic than the proposed apartment project development,
no road improvements are anticipated to be needed.

F. Indicate the source of the information provided to support conclusions.

Response: CFA, Inc., a private Civil Engineering and Planning consulting firm, provided
the analysis for items B-E above. Carson City Public Works provided information on the
size and location of existing sanitary sewer, water, and storm drain along Jeanell
Drive. NV Energy provided existing electrical locations. USA markings in Jeanell Drive,
along with existing gas meter locations through visual observation, provided
approximate location and size for gas infrastructure.



G. If outdoor lighting is to be a part of the project, please indicate how it will be shielded
from adjoining property and the type of lighting provided.

Response:  Because the project is surrounded by residential zones, we will be using
lighting poles of 12’ to 15’ (maximum height including pole base).  For those pole-
mounted fixtures which are backed up to the adjacent properties, we will be using
“House-Side-Shields”, which provide physical obstruction against the projected lighting.

The lighting type is most likely to be HID (High-Intensity Discharge), i.e. Metal
Halide. The power rating (in Watts) of the fixtures is difficult to determine at this time;
however, it is most likely that 250 Watt HID (or the appropriate LED equivalent) lamps
will be used. Additionally, the fixtures will be specified to feature distribution patterns
that favor the parking and egress areas and avoid overshoot onto adjacent properties.

The placement of the light poles will be within the various planters located in the
parking areas, or in any landscape areas on the building-side of the egress
paths. Building-mounted fixtures will be located to favor egress paths and will not
contribute any lighting overshoot onto adjacent properties.

H. Describe the proposed landscaping, including screening and arterial landscape areas.

Response:  The project will provide gardening areas, picnic tables and barbeques, a dog
run area and outdoor seating areas within a secured fenced area. Trees and shrubs will
be provided throughout the site along with limited amounts of sod. Xeriscape
landscape treatment will be provided in accordance with Nevada Housing Division
requirements. Shrub screening will be provided around all above ground utilities.

I. Provide a parking plan for your project.

Response: Based on the parking analysis included in this application, the 39 unit one-
bedroom apartment project will require 39 parking stalls plus one parking space for
each employee for a total of 43 required parking stalls.  The site plan provides for
additional parking, which will be used in a future phase II.



ACKNOWLEDGMENT OF APPLICANT

I certify that the forgoing statements are true and correct to the best of my knowledge and
belief.  I agree to fully comply with all conditions as established by the Planning Commission.  I
am aware that this permit becomes null and void if the use is not initiated within two years of
the date of the Planning Commission’s approval; and I understand that this permit may be
revoked for violation of any of the conditions of approval.  I further understand that approval of
this application does not exempt me from all City code requirements.

______________________________________ _________________________
Applicant Date
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Project Description

Friction Method Manning Formula

Solve For Normal Depth

Input Data

Roughness Coefficient 0.010

Channel Slope 0.50000 %

Normal Depth 0.21 ft

Diameter 0.50 ft

Discharge 82.00 gal/min

Cross Section Image

Cross Section for Circular Pipe - 1
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Project Description

Friction Method Manning Formula

Solve For Normal Depth

Input Data

Roughness Coefficient 0.010

Channel Slope 0.50000 %

Diameter 0.50 ft

Discharge 82.00 gal/min

Results

Normal Depth 0.21 ft

Flow Area 0.08 ft²

Wetted Perimeter 0.70 ft

Hydraulic Radius 0.11 ft

Top Width 0.49 ft

Critical Depth 0.21 ft

Percent Full 41.1 %

Critical Slope 0.00435 ft/ft

Velocity 2.40 ft/s

Velocity Head 0.09 ft

Specific Energy 0.30 ft

Froude Number 1.08

Maximum Discharge 0.55 ft³/s

Discharge Full 0.52 ft³/s

Slope Full 0.00063 ft/ft

Flow Type SuperCritical

GVF Input Data

Downstream Depth 0.00 ft

Length 0.00 ft

Number Of Steps 0

GVF Output Data

Upstream Depth 0.00 ft

Profile Description

Profile Headloss 0.00 ft

Average End Depth Over Rise 0.00 %

Normal Depth Over Rise 41.08 %

Downstream Velocity Infinity ft/s

Worksheet for Circular Pipe - 1
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GVF Output Data

Upstream Velocity Infinity ft/s

Normal Depth 0.21 ft

Critical Depth 0.21 ft

Channel Slope 0.50000 %

Critical Slope 0.00435 ft/ft

Worksheet for Circular Pipe - 1

2/10/2015 6:00:11 PM
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February 11, 2015 

 

 

Susan Dorr Pansky, AICP 

Planning Manager 

Carson City Community Development, Planning Division 

108 E. Proctor Street 

Carson City, NV  89701 

 

 

RE: PARKING REQUIREMENTS FOR JEANELL DRIVE APARTMENTS, 430 JEANELL DRIVE (APN 001-032-34) 

 

Dear Susan, 

 

The Nevada Rural Housing Authority (NRHA), Friends in Service Helping (FISH) and Carson City are 

collaborating on the proposed development of permanent, affordable supportive housing for homeless 

individuals.  The proposed housing facility will be located on a 1.69-acre property at 430 Jeanell Drive (APN 

001-032-34) on the northwest side of Carson City.  The property is currently owned by FISH and houses a 

29,030 square foot building, primarily used as office space.   

 

The proposed Jeanell Drive Apartments is a rent restricted multi-family development, serving homeless and 

extremely low income individuals at 30% Annual Median Income (AMI) and below.    NRHA and FISH will 

partner with local community service organizations to provide on-site support services.  The project will be 

developed in two phases with the first phase encompassing 39 one-bedroom units.  The proposed 

development will also provide a 3,000 square foot warehouse/work area, which will serve the maintenance 

and storage needs of the property.   

 

Parking calculations for the proposed development are based on both ITE and APA parking standards.  

The Institute of Transportation Engineers (ITE) Parking Generation Report 3rd Edition gives a peak parking 

demand ratio of 1.0 vehicles per dwelling unit for low/mid-rise apartments in an urban environment, with a 

range between 0.66-1.43 vehicles per dwelling unit. The project site plan provides parking based on one 

space per unit plus one space per employee for a total of 43 spaces.  A phase II is proposed with the 

project but the final unit count will be determined in the future.  In anticipation of a future phase being 

developed, the site plan provides for additional parking spaces that are not required in the initial phase of 

39 units.   In addition, a reduction in the parking rate is appropriate for the project based on its use.  The 

project will provide housing for a population that does not typically have the financial means to own a 

vehicle.  The site plan can accommodate the total parking needed without using the affordable housing 

parking reduction, but the reduction may be used in the future phase II.   
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Parking Calculations 
Parking Standard Reference Required Parking Total Required 

(50 units) 

Carson City Parking Standards:  
All single-family, two family and multi-family 

residential dwellings 

2 spaces per dwelling unit 78 spaces 

ITE 3rd Edition Land Use: 221 1.00 vehicles per dwelling 
unit 

39 spaces 

APA Parking Standards: 
Grants Pass, Oregon 

Yonkers, NY 
 

 
1 space per dwelling unit 
1 per dwelling unit, plus 

0.33  per bedroom 
 

 
39 spaces 
39 spaces 

 

Please contact me at (775)856-1150 if you have any questions.  

 

Sincerely, 

 

 

 

Angela Fuss, AICP 

Director of Planning 
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