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April 16, 2015

Lee Plemel, AICP
Community Development Director
108 East Proctor Street
Carson City, NV 89701

Re: The Capitol Mall Project Special Use Permit & Growth Management Application

Dear Lee,

On behalf of Carson City Center Development, LLC, Manhard Consulting appreciates your consideration of
the attached applications. The Capitol Mall Project is approximately 10.5 acres in size and is located within
the core of Carson City, Nevada. In general, the project site is bound by East Robinson Street to the north,
East Musser Street to the south, North Stewart Street to the east and North Curry Street to the west. The
proposed project is planned to include a 150 Room Hotel, a 750 – 1,000 seat Conference Center, numerous
public plazas, mixed commercial and retail space, and supporting parking infrastructure.

Although the proposed project is based on the fundamental design elements contained in Division 6,
Downtown Mixed Use District of the Carson City Development Standards. As expected with a project of this
size and scale, some of these standards were not able to be met and therefore trigger the aforementioned
Special Use Permit, most notably the following;

6.5.3 Mix of Uses (d) Parking Structures Parking Structures.

6.6.7 Streetscape (c)(2)

6.7 Building Envelope Standards (Height Specifications and Required Transitions)

In an attempt to meet both the intent of these Development Standards and the complex requirements of
the project as whole, we are proposing a combination of design elements to both soften the streetscape at
the pedestrian level and maintain the existing vital view shed corridors. These elements include but are not
limited to the abandonment of an existing roadway to provide landscaped public plazas and a focal point for
the project, increased setbacks along the major streets and increased landscaping along the internal street
network

The project team is very excited about this opportunity for Downtown Carson City and welcomes any
comments you may have. If during the course of your review, you have questions or require additional
information, please feel free to contact me.

Sincerely,
Manhard Consulting

Christopher Baker, LEED AP
Planning Manager
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PROJECT LOCATION

The Capitol Mall Project is approximately 10.5 acres in size and is located within the core of Carson City,

Nevada. In general, the project site is bound by East Robinson Street to the north, East Musser Street to

the south, North Stewart Street to the east and North Curry Street to the west. The project site consists

of thirty four separate (34) parcels as outlined in Table 1: Property Information.

Figure 1: Project Location

PROJECT DESCRIPTION

The proposed Capitol Mall project is planned to include a 150 room hotel, a 750 – 1,000 seat conference

center, and numerous public plazas, mixed commercial and retail space, and supporting parking

infrastructure.
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EXISTING MASTER PLAN & ZONING DESIGNATIONS

Figure 2: Existing Master Plan Designation

Figure 3: Existing Zoning Designation
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Table 1: Property Information

APN Master Plan
Designation

Existing Zoning
Designation

Property Owner’s
Information

003-223-01 Downtown Mixed Use DT-MU Adams Carson, LLC

004-211-05 Downtown Mixed Use DT-MU Adams Carson, LLC

004-211-07 Downtown Mixed Use DT-MU Adams Carson, LLC

004-211-08 Downtown Mixed Use DT-MU Adams Carson, LLC

004-211-09 Downtown Mixed Use DT-MU Adams Carson, LLC

004-211-10 Downtown Mixed Use DT-MU Adams Carson, LLC

004-211-11 Downtown Mixed Use DT-MU Adams Carson, LLC

004-213-01 Downtown Mixed Use DT-MU Adams Carson, LLC

004-213-02 Downtown Mixed Use DT-MU Adams Carson, LLC

004-213-03 Downtown Mixed Use DT-MU Adams Carson, LLC

004-213-04 Downtown Mixed Use DT-MU Adams Carson, LLC

004-213-05 Downtown Mixed Use DT-MU Adams Carson, LLC

004-213-06 Downtown Mixed Use DT-MU Adams Carson, LLC

004-221-01 Downtown Mixed Use DT-MU Adams Carson, LLC

004-224-02 Downtown Mixed Use DT-MU Adams Carson, LLC

004-224-03 Downtown Mixed Use DT-MU Adams Carson, LLC

004-224-04 Downtown Mixed Use DT-MU Adams Carson, LLC

004-224-05 Downtown Mixed Use DT-MU Adams Carson, LLC

004-224-07 Downtown Mixed Use DT-MU Adams Carson, LLC

004-224-08 Downtown Mixed Use DT-MU Adams Carson, LLC

004-216-01 Downtown Mixed Use DT-MU Adams Carson, LLC

004-216-02 Downtown Mixed Use DT-MU Adams Carson, LLC

004-216-03 Downtown Mixed Use DT-MU Adams Carson, LLC

004-216-04 Downtown Mixed Use DT-MU Adams Carson, LLC

004-216-05 Downtown Mixed Use DT-MU Adams Carson, LLC

004-225-01 Downtown Mixed Use DT-MU Adams Carson, LLC

004-225-02 Downtown Mixed Use DT-MU Adams Carson, LLC

004-225-03 Downtown Mixed Use DT-MU Adams Carson, LLC

004-225-04 Downtown Mixed Use DT-MU Nevada Independent
Insurance Agents

004-202-01 Public/ Quasi Public DT-MU Carson City

004-202-02 Public/ Quasi Public DT-MU Carson City

004-202-08 Public/ Quasi Public DT-MU State of Nevada

004-191-11 Downtown Mixed Use DT-MU State of Nevada

004-191-12 Downtown Mixed Use DT-MU Adams Divine, LLC
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SURROUNDING PROPERTIES

Table 2: Surrounding Property Designations

APPLICATION REQUEST

Special Use Permit Application:

The proposed project requires a Special Use Permit in accordance with Carson City Municipal Code

18.07.020(3) Alternative Compliance and 18.07.025 Downtown Mixed Use District Conditional Use

Criteria. Although our project is based on the fundamental design elements contained in Division 6,

Downtown Mixed Use District of the Carson City Development Standards. As expected with a project of

this size and scale, some of these standards were not able to be met and therefore trigger the

aforementioned Special Use Permit, for the following;

6.5.3 Mix of Uses (d) Parking Structures Parking Structures. Parking structures shall be "wrapped" with

retail, office, or residential uses along a minimum of 50 percent of their street frontage to provide visual

interest and to create pedestrian activity at the street level. Active uses, such as retail shops and/or

restaurants, should be focused along those facades adjacent to or most visible from primary street

frontages or major pedestrian walkways. Parking structures as a primary site use are only permitted by

special use permit.

6.6.7 Streetscape (c)(2) Where angled, on street parking currently exists or is specified within the city

Downtown Streetscape Plan and the above and the above configurations are not feasible, alternative

configurations may be approved by the Director.

6.7 Building Envelope Standards (Height Specifications and Required Transitions)

Location Master Plan Designation Zoning Designation Current Land Use

North
Downtown Mixed Use &

Public/ Quasi Public
DT-MU, P & PR Public & Commercial

South
Downtown Mixed Use &

Public/ Quasi Public
RC Public

East Downtown Mixed Use DT-MU Commercial

West Downtown Mixed Use DT-MU & PR Public & Commercial
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At this stage of the development process we are specifically requesting approval of the Capitol Mall

project scale, massing, general elements and final architectural details for Building A only. It is our

understanding that subsequent Special Use Permit applications will be required for final architectural

review for the remaining phases of the project.

Growth Management Application:

The proposed project anticipates consumption of average daily water in excess of 7,500 gallons per day

(GPD) which, in accordance with of Carson City Municipal Code 18.12.070, is the current threshold

requiring a Growth Management Permit (GMP).

This portion of the page is left blank intentionally
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Figure 4: Site Plan
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Figure 5: Building A Street View



The Capitol Mall Project 2015

9

Figure 6: Building A Elevations
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Figure 7: Building A Elevations
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Figure 8: Conceptual Landscape Plans
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HYDROLOGY

The performance of the proposed project improvements, roadways, and storm water conveyance
facilities, once constructed, will not adversely impact upstream or downstream properties adjacent to this
site. The development of this site for the uses proposed will not increase upstream or downstream storm
flow runoff rates, volumes, velocities, depths, and will not influence floodplain boundaries.

WATER SUPPLY

The analysis of the water system shows that the pipe sizes and layouts within the Capitol Mall Project are
adequately designed to meet the demands of the development as well as potential future development
in the general area. The WaterGEMS analysis shows that all junction pressures and pipe velocities within
the development are greater than the minimum requirement and below the maximum requirement for
Carson City and the NAC requirements. While we used the entire Carson City water model to model the
proposed Capitol Mall Project water system, we only analyzed the Capitol Mall Project system for NAC
compliance. The Capitol Mall Project is in compliance and meets the minimum pressures per NAC
445A.6711 during maximum day plus fire flow conditions. See complete Water Analysis Report for
detailed information.

SEWER IMPACT

The subject development as well as the existing tributary sanitary sewer flow from surrounding

developments have been taken into account to determine if the existing sanitary sewer mains would be

impacted by the proposed development. The existing sanitary sewer system will adequately serve the

proposed site and no improvements are necessary for the proposed development to meet existing Carson

City standards of 0.75 d/D pipe capacities.
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Table 3: Parking Calculations

Requirement
(space/sf)

Square Footage Parking Required Parking Provided

Building A 1/500 6,674 13.3 237

Building B 1/500 93,775 187.6 155

Building C 1/500 260,675 521.4 -

Building D 1/500 22,180 44.4 1,104

Building E 1/500 206,150 412.3 -

Existing Casino 1/500 92,700 185.4 10

State of Nevada - - 140 -

Carson City - - 20 -

On Street Parking - - - 96

Totals: 682,154 1524.4 1,602

TRAFFIC

The proposed Capitol Mall development will be located in Carson City, Nevada. The project includes two

sites located east and west of Carson Street. The east site is bounded by Robinson Street to the north,

Musser Street to the south, Stewart Street to the east, and Plaza Street to the west. The west site is

bounded by Robinson Street to the north, Spear Street to the south, Carson Street to the east, and Curry

Street to the west. The project sites are currently parking lots. The purpose of this study is to address the

project's impact upon the adjacent street network. The Carson Street intersections with Robinson Street

and Musser Street; the Stewart Street intersections with Robinson Street, Telegraph Street, Proctor

Street, and Musser Street; and the parking garage driveways on Telegraph Street and Proctor Street have

been identified for AM and PM peak hour capacity analysis for the 2020 base, 2020 base plus project,

2035 base, and 2035 base plus project scenarios.

The proposed Capitol Mall development will include the construction of a four-story parking garage with

ground floor retail, a ten-story hotel building with parking garage, an eight-story office building with

ground floor retail, an eight-story parking garage with ground floor retail, and a six-story office building

with ground floor retail. The project will include a total of 421,200 square feet of office floor area, 61,200

square feet of retail floor area, 150 hotel rooms, and 1,600 parking garage spaces. The project is

anticipated to generate 8,485 average weekday trips with 797 trips occurring during the AM peak hour

and 944 trips occurring during the PM peak hour.



The Capitol Mall Project 2015

15

Traffic generated by the proposed Capitol Mall development will have some impact on the adjacent street

network. The following recommendations are made to mitigate project traffic impacts.

It is recommended that the left turn pocket at the east approach of the Carson Street/Musser Street

intersection be improved to contain a minimum of 100 feet of storage length.

It is recommended that the left turn pocket at the west approach of the Stewart Street/Robinson Street

intersection be improved to contain a minimum of 100 feet of storage length.

It is recommended that that the west approach of the Stewart Street/Telegraph Street intersection be

improved to include one exclusive left turn lane and one shared through-right turn lane. The left turn

lane shall function as a center two-way left turn lane and extend west to the parking garage driveway.

It is recommended that that the west approach of the Stewart Street/Proctor Street intersection be

improved to include one exclusive left turn lane with a minimum of 100 feet of storage length and one

shared through-right turn lane.

It is recommended that the left turn pocket at the west approach of the Stewart Street/Musser Street

intersection be improved to contain a minimum of 100 feet of storage length.

It is recommended that the Telegraph Street/Parking Garage Driveway intersection be designed to include

one left turn lane and one through lane at the east approach, one shared through-right turn lane at the

west approach, and one shared left turn-right turn lane at the south approach. The left turn lane shall

function as a center two-way left turn lane and extend east to Stewart Street.

It is recommended that the Proctor Street/Parking Garage Driveway intersection be designed to include

one shared left turn-through lane at the west approach, one shared through-right turn lane at the east

approach, and one shared left turn-right turn lane at the north approach.

CARSON CITY MUNICIPAL CODE 18.07.020(3) ALTERNATIVE COMPLIANCE

Alternative Compliance. Upon request of an applicant for a special use permit, the planning commission

may approve an alternative approach that may be substituted in whole or in part for a plan not meeting

1 or more of the development standards contained in Division 6 (Downtown Mixed-Use District) of the

development standards. This approach is intended to provide flexibility to meet the development

standards and shall apply in circumstances in which an alternative approach would provide a result that

is equal to or superior to that which would be provided by the standards in this chapter. It is not intended

as a substitute for a variance when relief from a particular standard is desired. Economic considerations

shall not be a basis for alternative compliance.
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In accordance with the above Alternative Compliance Section of CCMC, the applicant is requesting a

Special Use Permit to allow deviations of the Division 6 Development Standards outlined in the analysis

provided in the following section. As contained in CCMC, we believe that our alternative approach

provides, “a result that is equal to or superior to that which would be provided by the standards in this

chapter”.

CARSON CITY DEVELOPMENT STANDARDS, DIVISION 6 ANALYSIS

6.4 - Downtown Character Areas

The DT-MU district is comprised of three downtown character areas, the boundaries of which are
depicted on the regulating plan—DT-MU district map. The downtown character areas establish a
framework for the scale of development that is desired in different locations within downtown.

Main Street Mixed-Use. The purpose of the Main Street Mixed-Use character area is to provide
opportunities for infill and redevelopment, while retaining the traditional "Main Street" character and
scale of Carson Street. To support this objective, building heights will be limited along the Carson Street
frontage and adjacent to the State Capitol Complex and other historic structures, but will be permitted
to "step up" away from the street—providing for a broader range of development opportunities. Active
uses, such as retail shops and restaurants, as well as urban residential units, are desired throughout the
character area to promote a lively street environment and expanded hours of activity.

Building A of the proposed project is included in the area defined as Main Street Mixed Use. Included in
Building A are two (2) land uses; 6,674 square feet of retail/ commercial space located on the ground floor
adjacent to Carson Street and a parking garage containing 237 spaces intended for use by both the existing
casino land use across Carson Street and the proposed square footage of office, retail and commercial
land uses throughout the Capitol Mall Project. The proposed Building A is located on an infill site and
designed to retain the traditional “Main Street” character. Building A has been designed to provide
adequate parking while preserving the precious western views of the Sierra Nevada. As a consequence of
achieving both these goals, Building A does encroach into the required building envelope standards
identified in Section 6.7.

Urban Mixed-Use. The purpose of the urban mixed-use character area is to provide for urban-intensity
mixed-use development in areas of downtown that contain larger tracts of vacant or underutilized land.
It is intended to provide opportunities for concentrations of active uses such as convention space,
casinos, hotels, urban residential or similar uses which typically have more intensive land requirements
than could be readily accommodated in other areas of downtown. To support these objectives, building
heights in this area are permitted to be higher than in other character areas within downtown, provided
appropriate transitions are provided to the more modest scale of development found along Carson
Street, the surrounding neighborhoods, and the State Capitol Complex.

Buildings B, C, D and E of the proposed project are all included in the area defined as Urban Mixed Use.
Included in Building B, C, D and E are a variety of land uses including; office, retail, commercial, convention
space, a hotel, numerous public gathering spaces and gardens, and associated parking. The proposed
design is directly in line with the purpose of the Urban Mixed–Use area, which is to provide,
“concentrations of active uses”. Included as part of the proposed design is the equivalent of four (4) city
blocks of public gathering spaces and gardens. These outdoor amenities provide a vital core to the project
as well as to maintaining connectivity to, and preserving the existing views of, the Capitol Complex. As a
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consequence of providing this vital outdoor open space, the buildings in this area encroach into the
required building envelope standards identified in Section 6.7.

6.5.2 Conditional Use Criteria. In addition to the findings listed in Section 18.02.080 of this code,
findings from a preponderance of evidence must indicate that the proposed use:

1. Is consistent and compatible with the character and intent for the downtown character area in
which it is proposed;

The proposed project site is included in portions of both the Main street Mixed-Use and the Urban Mixed-
Use downtown character areas. Special care was taken during the design process to ensure that the
proposed uses were consistent and compatible as discussed above.

2. Incorporates or can be incorporated as part of a broader mix of uses to support an active "people-
oriented" environment within the downtown character area; and

The proposed project design incorporates a broad mix of land uses including the equivalent of four (4) city
blocks of public gathering spaces and gardens. These outdoor amenities provide a vital core to the project
and are designed to support and active “people oriented” environment.

3. Can be integrated into the more urban development pattern in a manner that is consistent with
master plan policies for downtown.

The proposed project is designed to integrate into and expand on the urban development pattern of
Carson City while maintaining consistency with the following master plan policies;

1. A Balanced Land Use Pattern

2. Equitable Distribution of Recreation Opportunities

3. Economic Vitality

4. Livable Neighborhoods & Activity Centers

5. A Connected City

6.5.3 The following standards and guidelines shall apply within the urban mixed-use and main street
mixed-use character areas only:

4. Parking Structures. Parking structures shall be "wrapped" with retail, office, or residential uses along
a minimum of 50 percent of their street frontage to provide visual interest and to create pedestrian
activity at the street level. Active uses, such as retail shops and/or restaurants, should be focused along
those facades adjacent to or most visible from primary street frontages or major pedestrian walkways.
Parking structures as a primary site use are only permitted by special use permit.

Building A includes two (2) land uses; 6,674 square feet of retail/ commercial space located on the ground
floor adjacent to Carson Street and a parking garage containing 237 spaces intended for use by both the
existing casino land use across Carson Street and the proposed square footage of office, retail and
commercial land uses throughout the Capitol Mall Project. Building A has been designed to provide
adequate parking while preserving the precious western views of the Sierra Nevada. As a consequence of
achieving both these goals, and as a product of its location on an infill site with street frontage on all four
(4) sides, Building A does not meet the above requirement that, “Parking structures shall be wrapped"
with retail, office, or residential uses along a minimum of 50 percent of their street frontage”.
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6.6.8 (3) Streetscape.

a. Prior to the completion of the city's downtown streetscape plan, and for all other properties not
addressed within the completed downtown streetscape plan, streetscape shall be provided along
all street frontages as follows:

(2) Urban Character: Minimum 15-foot sidewalk with street trees in grates.

b. Where angled, on-street parking currently exists or is specified within the city's downtown
streetscape plan and the above configurations are not feasible, alternative streetscape
configurations may be approved by the director.

In an attempt to provide sufficient and functional parking, the proposed project design, includes angled
on street parking throughout the development. Providing such a parking configuration, combined with
the abundance of landscaping proposed, requires an alternative streetscape to be approved by the
director. The proposed streetscape reduces the sidewalk width adjacent to Buildings A and D to +/- 9 feet
and +/- 13 feet respectively.

6.6.10 Building Design and Character

The following content is provided to demonstrate the proposed Building A is in compliance with Carson

City Development Standards relating to 6.6.10.

Intent:

Care has been given to establish a high-quality appearance and level of architectural detail with a

pedestrian scale.

Materials:

Building “A” is composed of brick, limestone-colored precast, glass storefronts, EIFS sign bands, fabric

awnings, perforated metal screens, and living wall green-screens.

Four-Sided Design:

The building facades are modulated with brick piers on all four sides. Glass storefronts line Carson Street

and turn the corners. The balance of the ground floor facades are infilled with living wall green screens.

Street-Level Interest and Transparency:

Glass storefronts line Carson Street and turn the corners. The balance of the ground floor facades are

infilled with living wall green screens. Percentage of transparency exceeds 50% and is indicated on the

elevation drawings. All glazing is transparent, not translucent nor tinted nor reflective.

Primary Building Entrances:

The main retail entrance on Carson Street is recessed into the mass of the project, at the corner of the

building, giving it a clear and prominent sense of entry.

Parking Structures / Podium Parking:
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While Building “A” is neither single-use nor a podium by definition, however all openings to the parking

floors are screened from view with either perforated metal architectural screens or living wall green-

screen structures.

Residential Garage Location and Design:

n/a

Screening of Utility/Mechanical Equipment:

All utility and mechanical equipment will be screened from view.

6.7 Building Envelope Standards

The Main Street Mixed-Use Character Area and the Urban Mixed-Use Character Area each have specific
height specifications and required transitions. In an attempt to meet both the intent of these
Development Standards and the complex requirements of the project as whole, we are proposing a
combination of design elements to both soften the streetscape at the pedestrian level and maintain the
existing vital view shed corridors. These elements include but are not limited to the abandonment of an
existing roadway to provide landscaped public plazas and a focal point for the project, providing increased
setbacks along the major streets and increased landscaping along the internal street network. Refer to
Figure 7: Proposed Building Massing for further detail.

This portion of the page is left blank intentionally



The Capitol Mall Project 2015

20

Figure 9: Building Massing
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SPECIAL USE PERMIT FINDINGS 18.02.080

A. Will be consistent with the objectives of the Master Plan elements;

The proposed project is designed to integrate into and expand on the urban development pattern of
Carson City while maintaining consistency with the following master plan policies;

6. A Balanced Land Use Pattern

7. Equitable Distribution of Recreation Opportunities

8. Economic Vitality

9. Livable Neighborhoods & Activity Centers

10. A Connected City

B. Will not be detrimental to the use, peaceful enjoyment, economic value, or development of

surrounding properties or the general neighborhood; and is compatible with and preserves the

character and integrity of adjacent development and neighborhoods or includes improvements or

modifications either on-site or within the public right-of-way to mitigate development related to

adverse impacts such as noise, vibrations, fumes, odors, dust, glare or physical activity;

The proposed project is to be located on thirty four (34) under-utilized infill parcels in the heart of

Carson City. The proposed land uses will be a significant upgrade over the existing land uses currently

occupying said parcels.

C. Will have little or no detrimental effect on vehicular or pedestrian traffic;

The proposed project is contains significant improvements at both the vehicular and pedestrian level

including an improved street network, additional parking and numerous outdoor gather spaces.

D. Will not overburden existing public services and facilities, including schools, police and fire

protection, water, sanitary sewer, public roads, storm drainage and other public improvements;

The necessary infrastructure currently exists or is planned to exist prior to construction of the proposed

project.

E. Meets the definition and specific standards set forth elsewhere in this Title for such particular use

and meets the purpose statement of that district;

The proposed project site is included in portions of both the Main street Mixed-Use and the Urban Mixed-
Use downtown character areas. Special care was taken during the design process to ensure that the
proposed uses were consistent and compatible with the specific design criteria outlined in each of these
districts.

F. Will not be detrimental to the public health, safety, convenience and welfare; and

The proposed project will not be detrimental to the public health, safety, convenience and welfare of

Carson City.

G. Will not result in material damage or prejudice to other property in the vicinity, as a result of

proposed mitigation measures.

Nor will the proposed project result in material damage or prejudice to other property in the vicinity, as a

result of proposed mitigation measures.
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H. The applicant for a Special Use Permit shall have the burden of proof by a preponderance of the

evidence to provide facts supporting the proposed Special Use Permit. For purposes of legal clarity, this

shall include the burden of going forward with the evidence and the burden of persuasion on all

questions of fact which are to be determined by the Commission and the Board. Additionally, the

applicant shall provide adequate information in the application and on the site plan to substantiate the

findings required in this Section.

It is the applicant’s belief that adequate information has been provided in the application and on the site

plan to substantiate the findings required in this Section.
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1 INTRODUCTION

1.1 Purpose of Analysis

This report represents a preliminary analysis of the proposed water main system for the
Capitol Mall Project. The report describes the water system and the criteria used for design.
The purpose of this analysis is to establish the adequacy of the proposed water main pipe
diameters and layout to meet the needs of the development.

1.2 Project Location and Site Description

The Capitol Mall Project is approximately 10.5 acres in size and is located within the core of
Carson City, Nevada. This site is situated within NW ¼ of Section 17, Township 14 North,
and Range 20 East of the Mount Diablo Meridian (refer to Exhibit 1, Vicinity Map). The
project site is within the existing Assessor Parcel Numbers (APN’s) as well as the adjacent
dedicated roadways listed below:
003-223-01, 004-191-11, 004-191-12, 004-202-01, 004-202-02, 004-202-08, 004-211-11, 004-
211-05, 004-211-07, 004-211-08, 004-211-09, 004-211-10, 004-213-01, 004-213-02, 004-213-
03, 004-213-04, 004-213-05, 004-213-06, 004-214-01, 004-214-02, 004-216-01, 004-216-02,
004-216-03, 004-216-04, 004-216-05, 004-221-01, 004-224-02, 004-224-03, 004-224-04, 004-
224-05, 004-224-07, 004-224-08, 004-225-01, 004-225-02, 004-225-03, 004-225-04.

Exhibit 2, the Water Main Layout, illustrates the location and orientation of the project and its
proposed lots and roadway locations. The subject property is bounded to the west by N. Curry
Street, to the north by E. Robinson Street, and to the east by N. Stewart Street, and south by E.
Musser Street.

1.3 Project Description

The Capitol Mall Project is a proposed development will include a 150 Key Hotel, a 750 –
1000 seat Conference Center, a public plaza, mixed commercial and retail space, and
supporting parking infrastructure. The project site is currently zoned as Mixes Use and has an
approved tentative map through Carson City. For purposes of this preliminary water main
analysis is to size the proposed system to appropriately convey the Max Daily Demand plus
Fire Flow.

2 PROPOSED ALIGNMENT AND QUATITY OF SERVICE

2.1 Proposed Water Main System

Four connection points to the existing water system are being utilized for this project. One
connection point occurs just west of N. Fall Street on E. Robinson. At this point, a proposed
10” water main will connect to an existing 8” water main. The second connection occurs on E.
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Musser just west of N. Plaza Street, this connection is a proposed 10” water main connecting
to an existing 10” water main. The third connection point will occur at the existing 10” water
main at the intersection of E. Musser Street and N. Stewart Street. A proposed 16” water main
will connect at this location and run north and eventually connect to the East-West Main in the
intersection of N. Stewart and E. Washington. This is the fourth connection, which will
connect the 16” water main in N. Stewart to the 24” East-West Main in E Washington Street.
These four connections create a water system loop for the proposed project (refer to Exhibit 2,
Water Main Layout).

2.2 Existing Conditions

WaterGEMS V8i was used to model Carson City water infrastructure model for the proposed
Capitol Mall Development, the 2010 MD scenario was used with the associated active
topology, physical settings, and unit demands.

2.3 Water Main Analysis

The Average Daily and Max Daily (MDD) demands were determined using Water Resources
Engineering, 1st Edition (Mays et al, 2001) Tables 11.1.4 can be referenced in Table 1below:

Table 1: Water Demand Estimates

Use Units Average Use Max Use

Bar/Restaurant Gal/Day/ft2 1.19 8.21

Hotel Gal/Day/ft2 0.25 0.43

New Office Building Gal/Day/ft2 0.09 0.52

Retail Gal/Day/ft2 0.11 0.27

In a separate analysis, a 4000 gpm fire flow requirement was applied to the farthest node in the
system (Junction PROP_J-04) from the connection points and the point nearest to the largest
building (Building D). A fire flow requirement of 8000 gpm for a duration of 4-hours was
obtained from Table B105.1 of the 2012 International Fire Code based on the building type
(Type IIB) and square footage. Additionally, according to 2012 Northern Nevada
Amendments (page 20, paragraph 2), a 50% reduction could be was applied to the 8000 gpm
due to the proposed installation of sprinkler systems; therefore, the required Fire Flow is 4000
gpm for a duration of 4-hours (Appendix A). In addition, landscape demands were applied to
the water model based on the information supplied by Sandra Wendel and Associates
(Appendix A). As a conservative analysis, it was assumed that all of the irrigation zones were
active at the same time.
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The following table (Table 2) illustrates the Unit Demand values applied to the model and the
associated node at which the Unit Demand was applied.

Table 2: Water Demand Calculations
Building Use Type Area

(ft2)
MDD Use
(GPD/ft2)

Total
(MGD)

Node to which
demand applied

A Retail 10,800 0.27 0.003
Total A 0.003 PROP_J-06

B Bar/Cafe 6,100 8.21 0.050
B New Office 114,100 0.43 0.049

Total B 0.099 PROP_J-02
C Retail 14,400 0.27 0.004
C New Office 235,600 0.52 0.122

Total C 0.126 PROP_J-03
D Retail 21,600 0.27 0.006
D Fire Flow 0.960

Total D 0.966 PROP_J-04
E Retail 14,400 0.27 0.004
E New Office 185,600 0.52 0.096

Total E 0.100 PROP_J-05

The following table provides the pressures at each junction that were calculated using
WaterGEMS (refer to Appendix B for WaterGEMS output) for the Max Day plus Fire Flow
demand condition:

Table 3: Calculated Water Demand Conditions

Junction
Elevation

(ft.)
Hydraulic Grade

(ft.)
Pressure

(psi)
PROP_J-01 4680.7 4779.3 42.7

PROP_J-02 4677.1 4779.3 44.2

PROP_J-03 4675.3 4779.2 45.0

PROP_J-04 4674.8 4779.2 45.2

PROP_J-05 4674.0 4779.3 45.6

PROP_J-06 4683.0 4779.3 41.7

PROP_J-07 4672.5 4779.4 46.2

PROP_J-08 4674.1 4779.4 45.5

PROP_J-09 4675.8 4779.4 44.8

PROP_J-10 4677.5 4779.4 44.1
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The fire flow low pressures indicated in the table above are well above the NAC minimum
requirement of 20 psi. The pressures at the junction can be found in the WaterGEMS output
included in Appendix B of this report.

3 CONCLUSION

The analysis of the water system shows that the pipe sizes and layouts within the Capitol Mall
Project are adequately designed to meet the demands of the development as well as potential
future development in the general area.. The WaterGEMS analysis shows that all junction
pressures and pipe velocities within the development are greater than the minimum requirement
and below the maximum requirement for Carson City and the NAC requirements. While we used
the entire Carson City water model to model the proposed Capitol Mall Project water system, we
only analyzed the Capitol Mall Project system for NAC compliance. The Capitol Mall Project is
in compliance and meets the minimum pressures per NAC 445A.6711 during maximum day plus
fire flow conditions.
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4 WATER DEMAND CALCULATIONS

WATER DEMAND CALCULATIONS FOR BUILDING A

Retail Area: 10,800 ft2

Average Day Demand per Area = 0.11 GPD/ft2

Maximum Day Demand per Area = 0.27 GPD/ft2

Average Day Demand = 10,800*0.11 = 1,188 GPD
Maximum Day Demand = 10,800*0.27 = 2,916 GPD

WaterGEMS Unit Demand = 2,916/1,000,000 = 0.0030 MGD

WATER DEMAND CALCULATIONS FOR BUILDING B

Bar/Cafe: 6,100 ft2

Average Day Demand per Area = 1.19 GPD/ft2

Maximum Day Demand per Area = 8.21 GPD/ft2

Average Day Demand = 6,100*1.19 = 7,208 GPD
Maximum Day Demand = 6,100*8.21 = 49,728 GPD

Hotel: 114,100 ft2

Average Day Demand per Area = 0.25 GPD/ft2

Maximum Day Demand per Area = 0.43 GPD/ft2

Average Day Demand = 114,100*0.25 = 28,525 GPD
Maximum Day Demand = 114,100*0.43 = 49,063 GPD

WaterGEMS Unit Demand = 98,791/1,000,000 = 0.099 MGD

WATER DEMAND CALCULATIONS FOR BUILDING C

Retail: 14,400 ft2

Average Day Demand per Area = 0.11 GPD/ft2

Maximum Day Demand per Area = 0.27 GPD/ft2

Average Day Demand = 14,400*0.11 = 1,584 GPD
Maximum Day Demand = 14,400*0.27 = 3,888 GPD

New Office: 235,600 ft2

Average Day Demand per Area = 0.09 GPD/ft2
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Maximum Day Demand per Area = 0.52 GPD/ft2

Average Day Demand = 235,600*0.09 = 21,204 GPD
Maximum Day Demand = 235,600*0.52 = 122,512 GPD

WaterGEMS Unit Demand = 126,400/1,000,000 = 0.126 MGD

WATER DEMAND CALCULATIONS FOR BUILDING D

Retail Area: 21,600 ft2

Average Day Demand per Area = 0.11 GPD/ft2

Maximum Day Demand per Area = 0.27 GPD/ft2

Average Day Demand = 21,600*0.11 = 2,376 GPD
Maximum Day Demand = 21,600*0.27 = 5,832 GPD

Fire Flow = 4,000 GPM for 4-Hours
Fire Flow Demand = 960,000 GPD

WaterGEMS Unit Demand = 5,832/1,000,000 = 0.006 MGD
WaterGEMS Unit Demand = 960,000/1,000,000 = 0.960 MGD

WATER DEMAND CALCULATIONS FOR BUILDING E

Retail: 14,400 ft2

Average Day Demand per Area = 0.11 GPD/ft2

Maximum Day Demand per Area = 0.27 GPD/ft2

Average Day Demand = 14,400*0.11 = 1,584 GPD
Maximum Day Demand = 14,400*0.27 = 3,888 GPD

New Office: 185,600 ft2

Average Day Demand per Area = 0.09 GPD/ft2

Maximum Day Demand per Area = 0.52 GPD/ft2

Average Day Demand = 185,600*0.09 = 16,704 GPD
Maximum Day Demand = 185,600*0.52 = 96,512 GPD

WaterGEMS Unit Demand = 100,400/1,000,000 = 0.100 MGD
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APPENDIX B

WATERGEMS OUTPUT DATA
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FlexTable: Junction Table (MACCCNV01 WATER MODEL_031215.wtg)

Current Time: 0.000 hours

Pressure
(psi)

Hydraulic Grade
(ft)

Pattern
(Constituent)

Demand
(MGD)

ZoneElevation
(ft)

Label

51.34,782.2Fixed0.0000
East Tansmission
Main

4,663.6J-20511

2,069.04,782.2Fixed0.0000
East Tansmission
Main

0.0Well 50

70.04,781.8Fixed0.0000
East Tansmission
Main

4,620.0ETM-3 DS

75.84,783.2Fixed0.0000
East Tansmission
Main

4,608.0j-20518

2,069.04,782.2Fixed0.0000
East Tansmission
Main

0.0ETM-3 US

65.04,782.2Fixed0.0000
East Tansmission
Main

4,631.9J-20515

2,069.04,782.2Fixed0.0000
East Tansmission
Main

0.0
North Country
Transfer Station

81.14,783.5Fixed0.0000
East Tansmission
Main

4,596.0Wells: 25-41-24

13.94,782.2Fixed0.0000
East Tansmission
Main

4,750.0ETM-2

26.94,782.2Fixed0.0000
East Tansmission
Main

4,720.0ETM-1 US

45.04,779.2Fixed0.1267Capital Mall4,675.3PROP_J-03

41.74,779.3Fixed0.0031Capital Mall4,683.0PROP_J-06

46.34,779.4Fixed0.0000Capital Mall4,672.5PROP_J-07

45.54,779.4Fixed0.0000Capital Mall4,674.1PROP_J-08

44.84,779.4Fixed0.0000Capital Mall4,675.8PROP_J-09

45.24,779.2Fixed0.9667Capital Mall4,674.8PROP_J-04

44.24,779.3Fixed0.0995Capital Mall4,677.1PROP_J-02

44.14,779.4Fixed0.0000Capital Mall4,677.5PROP_J-10

42.74,779.3Fixed0.0000Capital Mall4,680.7PROP_J-01

45.64,779.3Fixed0.1267Capital Mall4,674.0PROP_J-05
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FlexTable: Pipe Table (MACCCNV01 WATER MODEL_031215.wtg)

Current Time: 0.000 hours

Length (User
Defined)

(ft)

Headloss
Gradient

(ft/1000ft)

Velocity
(ft/s)

Flow
(MGD)

Hazen-
Williams C

MaterialDiameter
(in)

Stop NodeStart NodeLength
(Scaled)

(ft)

LabelID

0.00(N/A)(N/A)(N/A)130.0
Ductile
Iron

6.0J-20536J-205211,125.40
Prison Hill
Transfer
station

20152

0.000.0100.140.0506150.0PVC10.0PROP_J-02PROP_J-01192.65
PROP_P-
01

20455

0.000.3400.99-0.3473150.0PVC10.0PROP_J-09PROP_J-02334.70
PROP_P-
02

20466

0.000.2550.850.2983150.0PVC10.0PROP_J-03PROP_J-02188.38
PROP_P-
03

20457

0.000.0950.490.1716150.0PVC10.0PROP_J-04PROP_J-03108.39
PROP_P-
04

20459

0.000.3631.02-0.3597150.0PVC10.0PROP_J-08PROP_J-04469.71
PROP_P-
05

20470

0.000.5261.25-0.4399150.0PVC10.0PROP_J-05PROP_J-04232.57
PROP_P-
06

20461

0.000.1100.54-0.1888150.0PVC10.0PROP_J-07PROP_J-05466.28
PROP_P-
07

20474

0.000.3981.07-0.3778150.0PVC10.0Node-806PROP_J-05259.26
PROP_P-
08

20462

0.000.0470.45-0.4085150.0PVC16.0PROP_J-06PROP_J-07262.02
PROP_P-
09

20473

0.000.0150.24-0.2197150.0PVC16.0PROP_J-07PROP_J-08231.42
PROP_P-
10

20472

0.000.0060.160.1400150.0PVC16.0PROP_J-08PROP_J-09239.86
PROP_P-
11

20468

0.000.0650.540.4872150.0PVC16.0PROP_J-09PROP_J-10240.08
PROP_P-
12

20464

0.000.2321.212.4500130.0
Ductile
Iron

24.0EW-1
NS / EW Tie
In

2,524.36
Tie In to
EW 1

18071

22.001.4211.911.7280100.0ACP16.0
FCV-WELL-24
-TEMP

Well 24100.81Well 2415710
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1. Introduction

1.1.Purpose of Analysis

This report represents a preliminary analysis of the proposed Capitol Mall project and its
impact on the existing Carson City sanitary sewer system. This analysis establishes
estimated peak flow rates for the proposed development based on the current uses
anticipated for each building and evaluates the impact downstream of the subject
property.

1.2.Project Location and Site Description

The Capitol Mall Project is approximately 10.5 acres in size and is located within the
core of Carson City, Nevada. This site is situated within NW ¼ of Section 17, Township
14 North, and Range 20 East of the Mount Diablo Meridian (refer to Exhibit 1 - Vicinity
Map). The project site is within the existing Assessor Parcel Numbers (APN’s) as well as
the adjacent dedicated roadways listed below:

003-223-01, 004-191-11, 004-191-12, 004-202-01, 004-202-02, 004-202-08, 004-211-11,
004-211-05, 004-211-07, 004-211-08, 004-211-09, 004-211-10, 004-213-01, 004-213-02,
004-213-03, 004-213-04, 004-213-05, 004-213-06, 004-214-01, 004-214-02, 004-216-01,
004-216-02, 004-216-03, 004-216-04, 004-216-05, 004-221-01, 004-224-02, 004-224-03,
004-224-04, 004-224-05, 004-224-07, 004-224-08, 004-225-01, 004-225-02, 004-225-03,
004-225-04.

Exhibit 2 - Display Map, located in Appendix A, illustrates the location and orientation of
the project and its proposed lots and roadway locations. The subject property is bounded
to the west by N. Curry Street, to the north by E. Robinson Street, and to the east by N.
Stewart Street, and south by E. Musser Street.

1.3.Project Description

The proposed Capitol Mall Development will include a 150 Key Hotel, a 750 – 1000 seat
Conference Center, a public plaza, mixed commercial and retail space, and supporting
parking infrastructure. The 5 proposed building locations are shown on Exhibit 2. The
specifications used for calculations in this report are summarized by building below.

Building A – 4-Story 300 car parking garage with approximately 10,800 ft2 of ground
floor retail, and occupies the city block enclosed by Carson St, Robinson St, Curry St and
Spear St.

Building B – 10-Story Hotel with 150 guestrooms and occupies newly defined city block
surrounded by Stewart St, Spear St, Robinson St and the Nugget parking lot.
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Building C – 8-Story Office and Retail building with approximatley14,400 ft2 of retail
and 235,600 ft2 of office space. This building occupies the newly defined city block
surrounded by Stewart St, Telegraph St, Plaza St and Spear St.

Building D – 8-Story 1,150 car parking garage with approximately 21,600 ft2 of ground
floor retail and occupies the newly defined city block surrounded by Stewart St,
Telegraph St, Plaza St and Proctor St.

Building E – 6-Story Office and Retail building with approximately 14,400 ft2 or retail
and 185,598 ft2 of office space and occupies the newly defined city block surrounded by
Stewart St, Musser St, Plaza St and Proctor St.

2. Methods

2.1. Design Sewage Flows

In order to determine the sewer generation for the proposed development both Carson
City Municipal Code and Minnesota Rules were examined. The Carson City Municipal
Code is based on acreage and does not take into account the multiple stories of the
proposed buildings. Minnesota Administrative Rules were used as they take into account
type of use and size more accurately predicting sewage flows. Both methods are outlined
below.

2.1.1. Carson City Municipal Code

Carson City Municipal Code 12.06 specifies per capital 300 gallon per day loading and
an equivalent population for Commercial Zones of 12 per acre. This results in a loading
of 3600 GPD per acre.

2.1.2. Minnesota Administrative Rules

Minnesota Administrative Rules Chapter 7081.0130 code specifies determination of
average daily flow based on square footage for retail and office while it uses room count
for hotels. This code specifies the values of 0.13GPD/ft2 for retail, 0.18 GPD/ft2 for office
and 55 GPD/guest for hotels. For hotels a guest count of 2.5 people per room was used.
These values must be adjusted with a peaking factor to determine peak flows.

2.2. Peaking Factor

In order to determine the appropriate peaking factor when calculating sewer loading the
Ten States Standard for Waste Water “Ratio of Peak Hourly Flow to Design Average
Flow” method was referenced. A graph of the peak factor by contributing population
from the Ten States Standards for Waste Water is shown in Figure 2-1. The areas
analyzed for this study are predominately commercial with varying population density so
a conservative peak factor of 4 was used throughout the analysis.
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Figure 2-1

2.3. Open Channel Flow

Partially full flow in pipes is calculated as open channel flow. To determine flow in
partially full pipes Manning’s Equation is used. Per Carson Sity Municipal Code, sewer
mains are considered at capacity when peak flow is at d/D=0.75 (Div. 15, Section
15.3.2.a.).

2.3.1. Mannings Equation

Manning’s Equation:

Where:

Q = Flow Rate (ft3/s)

n = Manning’s Roughness Coefficient – 0.013 is used per 12.06.300.B Carson

City Municipal Code

213249.1
sAR

n
Q 
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A = cross sectional flow area (ft2)

R = hydraulic radius (ft)

s = channel slope (ft/ft)

Manning’s Equation calculations done for this report were done in Bentley’s FlowMaster.

3. Proposed Peak Sewage Design Flows

Using Carson City Municipal Code 12.06 a value of 3600 gallon per day per acre is used
resulting in the loads summarized in Table 3-1. These values are low as they do not take
into account the multiple stories of the proposed development.

Table 3-1 - Carson City Code Design Sewer Loading

Building
Size

(Acre)

Sewer
Load

(GPD)

A 0.64 2289

B 1.07 3843

C 1.32 4750

D 1.52 5469

E 1.35 4867

In order to determine a more appropriate design loading for the proposed development
Minnesota Rules Chapter 7081.0130 code was used to determine average daily flow. The
summary of the resulting calculated sewer loads is shown in Table 3-2.

Table 3-2 - Peak Design Sewer Load accounting for Use of Facilities

Lot Type ft2 Rooms GPD
Peak

Factor

Peak
Flow

(GPD)

A Retail 10800 1404 4 5616

B Hotel 150 20625 4 82500

C Retail 14400 1872 4 7488

Office 235600 42408 4 169632

Total 250000 44280 177120

D Retail 21600 2808 4 11232

E Retail 14400 1872 4 7488

Office 185598 33408 4 133631

Total 199998 35280 141119
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4. System Analysis

The proposed development contributes sewer flow to a large tributary area that connects
to an 18” diameter trunk main at 2nd and Walsh St. A 10” diameter sewer main running
north to south in Walsh St. collects flows from the smaller tributary areas that
immediately convey flow from the proposed development as shown in Exhibit 2 – Sewer
Display Map.

4.1. Walsh St. Sewer Main

The 10” diameter sewer main in Walsh St. was inspected to determine any restrictive
points. The pipe the connects to the trunk main in 2nd St has the shallowest slope after the
confluence of the smaller tributary areas and was determined to be the most restrictive
point in this main and is shown on Exhibit 2. In order to verify that the proposed
development would not negatively impact performance this point was analyzed.

Survey of the up and downstream manholes was conducted and a flow depth was taken
during a peak flow at 7:10 am on a Tuesday, March 17th 2015. The results of this survey
including flow calculations are shown in Table 4-1. Adding the proposed peak flow to the
existing flow results in a flow that remains below the capacity of the main. Summary of
the proposed total flow and resulting flow depth is shown in Table 4-2.

Table 4-1- Walsh St. Sewer Main Current Peak and Capacity

Pipe Size Slope (ft/ft) Flow Depth (in)
Existing Peak
Flow (GPD)

Capacity @ 0.75
d/D Flow (GPD)

10" 0.0045 3 186,017 866,177

Table 4-2 - Walsh St. Sewer Main Proposed Flow Resulting Depth

Existing Flow (GPD) Proposed Flow (GPD) Total Flow (GPD)
Resulting Flow

Depth (in)

186,017 417,587 603,604 5.8

4.2. Minor Tributary Areas

Sewer lines running west to east in Spear St, Telegraph St, Proctor St and Musser St are
the initial loading points for the proposed development and flow into the 10” sewer main
in Walsh St. Each of these sewer lines and their tributary area were analyzed individually.
These tributary areas are denoted in Exhibit 2. The tributary areas are currently treated as
commercial with a loading 450 GPD/acre in the existing Carson City water model. The
area of contribution for each tributary was determined and loading was applied with a
peaking factor of 4 to determine the existing flow conditions. The resulting contribution
for these tributary areas is summarized in Table 4-3. These loads, combined with the



6

design peak loads for the proposed buildings were determine the total design flow and are
shown in Table 4-4.

Table 4-3 - Existing Minor Tributary Sewer Loading

Minor
Tributary

Tributary
Size

(Acre)
GPD/Acre

Peak
Factor

Peak
Loading
(GPD)

Spear 14.4 450 4 25,937
Telegraph 11.1 450 4 19,898

Proctor 3.6 450 4 6,562
Musser 16.2 450 4 29,181

Table 4-4 - Total Peak Design Load by Minor Tributary Area

Minor
Tributary

Existing.
Peak

Loading
(GPD)

Proposed
Units

Proposed
Peak

Loading
(GPD)

Total Peak
Design Load

(GPD)

Spear 25937 A,B 88,100 114,037
Telegraph 19897 C 177,000 196,898

Proctor 6561 D 15,200 21,762
Musser 29181 E 141,000 170,181

The most restrictive point downstream in each tributary area was determined and
analyzed in FlowMaster to determine capacity at 0.75 d/D. The location of these points
are identified in Exhibit 2. A survey was conducted to verify the size and slope of the
sewer. A summary of the results and calculated capacities is located in Table 4-5.
Comparison of the peak design flows to these most restrictive pipe capacities illustrates
that the existing system will be able to transport the increased sewer loading from the
proposed development to the sewer main in Walsh St.

Table 4-5 – Peak Design Load compared to Capacity

Pipe
Slope

(FT/FT)

Capacity @
.75 d/D
(GPD)

Total Design
Load (GPD)

% of
Capacity

Spear 6" Clay 0.0095 322,300 114,037 35%

Telegraph 6"Clay 0.0106 346,817 196,898 57%

Proctor 6"Clay 0.0102 330,677 21,762 7%

Musser 8" ACP 0.0091 675,608 170,181 25%
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5. Conclusion

The subject development as well as the existing tributary sanitary sewer flow from
surrounding developments have been taken into account to determine if the existing
sanitary sewer mains would be impacted by the proposed development. The existing
sanitary sewer system will adequately serve the proposed site and no improvements are
necessary for the proposed development to meet existing Carson City standards of 0.75
d/D pipe capacities.
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