
CARSON CITY PLANNING COMMISSION 
 

CASE RECORD 
 
MEETING DATE: September 30, 2015     AGENDA ITEM NO.: F-6 
______________________________________________________________________________________ 
APPLICANT(s) NAME:   Jeff Frame     FILE NO.  SUP-15-077* 
PROPERTY OWNER(s): Mark Turner and Sean Richards 
______________________________________________________________________________________ 
ASSESSOR PARCEL NO(s): 007-461-22 and -23  
ADDRESS:  4589 GS Richards Blvd. 
______________________________________________________________________________________ 
APPLICANT'S REQUEST:  For Possible Action:  To consider a request for a Special Use Permit to allow 
multi-family apartments in a Retail Commercial (RC) zoning district on property zoned Retail Commercial-
Planned Unit Development (RC-P). 
______________________________________________________________________________________ 
COMMISSIONERS PRESENT: [X]   CASTRO  [X]   ESSWEIN  [X]   SATTLER 
 
 [X]   GREEN   [X]   SALERNO [X]   OWEN  [X]   MONROY 
 
 
STAFF REPORT PRESENTED BY: Susan Dorr Pansky   [X] REPORT ATTACHED 
STAFF RECOMMENDATION: [X] CONDITIONAL APPROVAL 
APPLICANT REPRESENTED BY: Jeff Frame 
 
 
 _X_APPLICANT/AGENT WAS and PRESENT and SPOKE/ but did NOT SPEAK 
 
[X] APPLICANT/AGENT INDICATED THAT HE/SHE HAS READ THE STAFF REPORT, AGREES AND 
UNDERSTANDS THE FINDINGS, RECOMMENDATIONS, AND CONDITIONS, AND AGREES TO 
CONFORM TO THE REQUIREMENTS THEREOF. 
 
 _X__ PERSONS SPOKE IN FAVOR OF THE PROPOSAL __X__ PERSONS SPOKE IN OPPOSITION OF THE PROPOSAL 
 
 
DISCUSSION, NOTES, COMMENTS FOR THE RECORD: 
Jeff Frame (applicant) - elevators: example of 3-story apartments without elevators. High-end projects in 
South Reno don’t have elevators; 60 garages on site. 
Mark Turner (owner) - this is not untested product. Parkway Terrace density is 24 units per acre. 
Monica Green – density is a concern. This is not Reno. 
Elyse Monroy – this is a type of place she would have looked for when looking to live in Carson City. There’s 
no reason inferred by staff in the report not to approve. 
Victor Castro – really likes how you put together your application. 
Daniel Salerno – don’t see an elevator. What about the marketability for this with no elevator? 
Public Comments: 
Steve Hartman – look at project in the context of the PUD. Disagrees with staff because is PUD. Look at the 
overall design of “large” project. Noted prior amendment to Silver Oak PUD to add residential units. Says this 
should be a PUD amendment not a SUP. Impacts of intensity and use on that site. When we brought in 5 acres 
and 24 units we had to modify the PUD.  A lot of investment backed properties in the area will be harmed by 
this.  
Richard Wipfli – density is “absurd.” Density matters and is impactful. Parking is a challenge and will overflow 
into adjacent uses. The PUD created expectations of what will occur and owners made investments based on 
that. This is a PUD and it’s very important for people knowing what they’re getting. Take away 3 buildings and 
allow for snow removal on site. Frustrating that they would come in with the high density. The property owners 
along the street have invested millions and they will have to live with the project. 
Brenda Wipfli – nearby resident. We got a SUP for a mixed use building. Density is ridiculous. There is 
already traffic on Ivy Baldwin Circle. Playground puts children at risk. This town needs larger unit, high-end 
quality apartments that has more space and large units like 1,500 sq ft. 
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Rob Bauter – not enough parking. Lives near property. The 40 and 50 unit proposal with 180 parking spaces, 
this is a major parking issue-not enough. Steve Hartman was one of the original instigators of the project and is 
very credible. 
Pam Bauter – 3480 GS Richards Blvd resident. When she first heard of the project she heard it would be a 
high-end condo project. High-end apartments complex have garages.  Is a garage considered a carport or 
enclosed? This is not a high-end apartment project. This is not what was originally represented. 
Jim Cavilia – on behalf of the Julius and Joanne Ballardini. Concern is with the process and this departure; 
should be modification to PUD. 
Rob McFadden – businesses in nearby “K-Mart” center, support this development (based on his survey of 
these businesses). This project makes it more attractive. 
Matt Thomas – just graduated college. Works in Carson City. This type of apartment interests him. Hasn’t 
experienced parking problems in other apartments where he has lived. 
 
APPEAL PROCESS MENTIONED AS PART OF THE RECORD 
 
MOTION WAS MADE TO APPROVE WITH THE FINDINGS AND CONDITIONS AS ENUMERATED ON THE 
STAFF REPORT 
 
 
MOVED:  Salerno            SECOND:  Sattler    PASSED:    5 /AYE     2 /NO        /ABSTAIN      /ABSENT 
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8985 Double Diamond Parkway ▪ Suite B8 ▪ Reno, NV 89521 ▪ (775) 827-9977 

 
August 18, 2015 

 
 
Project Description 
 
The project is a new 90 unit multifamily project consisting of 50 - two bedroom units and 40 – 
one bedroom units in 5 buildings. Each building is three stories, has 12 garages per building 
and the main floor units are fully accessible. The remaining required parking is along the 
perimeter of the site. There is an office / clubhouse building with a pool on the south side of the 
site adjacent to the roundabout. 
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1. THE SITE IS IN FEMA FLOOD ZONE 'X'
2. THERE ARE NO 15% OR GREATER SLOPES ON SITE
3. THERE ARE NO EXISTING TREES ON SITE.
4. BIKE PATH ON SILVER OAK DRIVE 416 FEET TO THE NORTH.
5. BIKE PATH TO THE SOUTH ON WEST COLLEGE PARKWAY

719 TO THE SOUTH

SITE PLAN GENERAL NOTES

1. TOTAL SITE AREA = 176,771 SF (4.06 ACRES)
2. (5) 3 STORY RESIDENTIAL BUILDINGS 27,276 SF EACH =

136,380 SF.
3. (1) OFFICE 2,400 SF
4. LOT COVERAGE OF BUILDING FOOTPRINT = 48,630 SF
5. PAVED SURFACE AREA = 79,638 SF

SITE COVERAGES

1. 90 TOTAL UNITS AT 2 SPACES PER UNIT = 180
REQUIRED SPACES.

2. 180 SURFACED PARKING SPACES PROVIDED
3. 60 GARAGE SPACES PROVIDED

PARKING

1. IRC 2012 OCCUPANCY R2 - MULTIFAMILY; U - PRIVATE
GARAGES; B - OFFICE

2. BUILDING TYPE VB (SPRINKLERED)

OCCUPANCY AND
BUILDING TYPE

1. UNIT TALLY: (60) 2 BEDROOM UNITS, (30) 1 BEDROOM
UNITS.

2. DENSITY RATIO: 90 UNITS / 4.06 ACRES = 22.16
UNITS/ACRE. (60) 2 BEDROOM UNITS AT 1500 sf = 90000 sf
(30) 1 BEDROOM UNITS AT 1200 sf = 36000 sf. .
TOTAL SITE REQUIRED FOR DEVELOPEMENT = 126000 sf.
AREA OF SITE = 176,771 SF

3. PARKING: 2 SPACES REQUIRED FOR EACH UNIT. 90 UNITS
= 180 REQUIRED SPACES

4. OPEN SPACE (LANDSCAPED) 90 UNITS x 250 SF PER UNIT =
22,500 SF REQUIRED OPEN SPACE. 23,049 SF PROVIDED.

5. AREA OF PAVED SURFACES = 79,638 SF
6. SETBACKS:

FRONT 10' + 10' FOR EACH STORY ABOVE 2 STORIES. 3
STORIES TOTAL = 20' SETBACK
SIDE 10' + 10' FOR EACH STORY ABOVE 2 STORIES. 3
STORIES TOTAL = 20' SETBACK.
REAR 20' + 10'FOR EACH STORY ABOVE 2 STORIES. 3
STORIES TOTAL = 30' SETBACK

MULTI-FAMILY:

1. LANDSCAPE AREA = 23,967 SF (AREA 15' OR WIDER,
DOES NOT INCLUDE 10' LANDSCAPE BUFFERS AT
PERIMETER OF SITE - REQUIRED = 22,500 SF

2. PRIVATE OPEN SPACE (BALCONIES) = 10,810 SF
REQUIRED = 9,000 SF (100 SF PRIVATE OPEN PER UNIT)

OPEN SPACE:
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FLOOR PLAN KEYNOTES #

Wall Legend
EXTERIOR WALL - 2X4 WOOD STUDS, WITH
PLYWOOD SHEATHING, VAPOR BARRIOR
AND WOOD SIDING ON EXTERIOR FACE. 1/2"
GWB ON INTERIOR FACE

EXTERIOR PLUMBING WALL - 2X6 WOOD
STUDS, WITH PLYWOOD SHEATHING, VAPOR
BARRIOR AND STUCCO SYSTEM ON EXTERIOR
FACE. 1/2" GWB ON INTERIOR FACE

INTERIOR WALL - 2X4 WOOD STUDS, 1/2"
GWB ON EACH FACE. USE WATER
RESISTANT GWB WHERE REQUIRED.

INTERIOR PLUMBING WALL - 2X6 WOOD
STUDS, 1/2" GWB ON EACH FACE. USE
WATER RESISTANT GWB WHERE REQUIRED.

FIRE WALL AT GARAGE - 2X4 WOOD STUDS,
1/2" GWB ON INTERIOR FACE. USE WATER
RESISTANT GWB WHERE REQUIRED. 5/8"
TYPE 'X' GWB, FIRE TAPED ON GARAGE
FACE.

EXTERIOR WALL - 2X4 WOOD STUDS, WITH
PLYWOOD SHEATHING, VAPOR BARRIOR AND
STUCCO SYSTEM ON EXTERIOR FACE. 1/2"
GWB ON INTERIOR FACE

EXTERIOR PLUMBING WALL - 2X6 WOOD
STUDS, WITH PLYWOOD SHEATHING, VAPOR
BARRIOR AND WOOD SIDING ON EXTERIOR
FACE. 1/2" GWB ON INTERIOR FACE
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"UNIT TYPE 2"  =  2 BEDROOMS UNIT TYPE

FIXTURES =     (1) TOILETS
(1) LAVATORY
(1) TUB w/ SHOWER HEAD
(1) WATER HEATER
(1) KITCHEN SINK

FIRST FLOOR

(2) "UNIT TYPE 1" UNITS

SECOND FLOOR

(4) "UNIT TYPE 1" UNITS
(4) "UNIT TYPE 2" UNITS

THIRD FLOOR

(4) "UNIT TYPE 1" UNITS
(4) "UNIT TYPE 2" UNITS

TOTAL "UNIT TYPE" COUNT FOR ENTIRE PROJECT - (5) BUILDINGS

(50) "UNIT TYPE 1" UNITS
(40) "UNIT TYPE 2" UNITS

FIXTURE COUNTS FOR APARTMENTS
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FIXTURES = (4) TOILETS
(4) LAVATORIES
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EXTERIOR WALL - 2X4 WOOD STUDS, WITH
PLYWOOD SHEATHING, VAPOR BARRIOR
AND WOOD SIDING ON EXTERIOR FACE. 1/2"
GWB ON INTERIOR FACE

EXTERIOR PLUMBING WALL - 2X6 WOOD
STUDS, WITH PLYWOOD SHEATHING, VAPOR
BARRIOR AND STUCCO SYSTEM ON EXTERIOR
FACE. 1/2" GWB ON INTERIOR FACE

INTERIOR WALL - 2X4 WOOD STUDS, 1/2"
GWB ON EACH FACE. USE WATER
RESISTANT GWB WHERE REQUIRED.

INTERIOR PLUMBING WALL - 2X6 WOOD
STUDS, 1/2" GWB ON EACH FACE. USE
WATER RESISTANT GWB WHERE REQUIRED.

FIRE WALL AT GARAGE - 2X4 WOOD STUDS,
1/2" GWB ON INTERIOR FACE. USE WATER
RESISTANT GWB WHERE REQUIRED. 5/8"
TYPE 'X' GWB, FIRE TAPED ON GARAGE
FACE.

EXTERIOR WALL - 2X4 WOOD STUDS, WITH
PLYWOOD SHEATHING, VAPOR BARRIOR AND
STUCCO SYSTEM ON EXTERIOR FACE. 1/2"
GWB ON INTERIOR FACE

EXTERIOR PLUMBING WALL - 2X6 WOOD
STUDS, WITH PLYWOOD SHEATHING, VAPOR
BARRIOR AND WOOD SIDING ON EXTERIOR
FACE. 1/2" GWB ON INTERIOR FACE

"UNIT TYPE 1"  =  1 BEDROOM

FIXTURES = (2) TOILETS
(2) LAVATORIES
(2) TUBS w/ SHOWER HEADS
(1) WATER HEATER
(1) KITCHEN SINK

"UNIT TYPE 2"  =  2 BEDROOMS UNIT TYPE

FIXTURES =     (1) TOILETS
(1) LAVATORY
(1) TUB w/ SHOWER HEAD
(1) WATER HEATER
(1) KITCHEN SINK

FIRST FLOOR

(2) "UNIT TYPE 1" UNITS

SECOND FLOOR

(4) "UNIT TYPE 1" UNITS
(4) "UNIT TYPE 2" UNITS

THIRD FLOOR

(4) "UNIT TYPE 1" UNITS
(4) "UNIT TYPE 2" UNITS

TOTAL "UNIT TYPE" COUNT FOR ENTIRE PROJECT - (5) BUILDINGS

(50) "UNIT TYPE 1" UNITS
(40) "UNIT TYPE 2" UNITS

FIXTURE COUNTS FOR APARTMENTS

CLUBHOUSE

FIXTURES = (4) TOILETS
(4) LAVATORIES
(2) OUTDOOR SHOWER HEADS
(1) BAR SINK
(1) WATERHEATER
(1) WATER LINE FOR POOL AND/OR FILTER

FIXTURE COUNTS FOR CLUBHOUSE
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Wall Legend
EXTERIOR WALL - 2X4 WOOD STUDS, WITH
PLYWOOD SHEATHING, VAPOR BARRIOR
AND WOOD SIDING ON EXTERIOR FACE. 1/2"
GWB ON INTERIOR FACE

EXTERIOR PLUMBING WALL - 2X6 WOOD
STUDS, WITH PLYWOOD SHEATHING, VAPOR
BARRIOR AND STUCCO SYSTEM ON EXTERIOR
FACE. 1/2" GWB ON INTERIOR FACE

INTERIOR WALL - 2X4 WOOD STUDS, 1/2"
GWB ON EACH FACE. USE WATER
RESISTANT GWB WHERE REQUIRED.

INTERIOR PLUMBING WALL - 2X6 WOOD
STUDS, 1/2" GWB ON EACH FACE. USE
WATER RESISTANT GWB WHERE REQUIRED.

FIRE WALL AT GARAGE - 2X4 WOOD STUDS,
1/2" GWB ON INTERIOR FACE. USE WATER
RESISTANT GWB WHERE REQUIRED. 5/8"
TYPE 'X' GWB, FIRE TAPED ON GARAGE
FACE.

EXTERIOR WALL - 2X4 WOOD STUDS, WITH
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(1) LAVATORY
(1) TUB w/ SHOWER HEAD
(1) WATER HEATER
(1) KITCHEN SINK

FIRST FLOOR

(2) "UNIT TYPE 1" UNITS

SECOND FLOOR

(4) "UNIT TYPE 1" UNITS
(4) "UNIT TYPE 2" UNITS

THIRD FLOOR

(4) "UNIT TYPE 1" UNITS
(4) "UNIT TYPE 2" UNITS

TOTAL "UNIT TYPE" COUNT FOR ENTIRE PROJECT - (5) BUILDINGS

(50) "UNIT TYPE 1" UNITS
(40) "UNIT TYPE 2" UNITS

FIXTURE COUNTS FOR APARTMENTS

CLUBHOUSE

FIXTURES = (4) TOILETS
(4) LAVATORIES
(2) OUTDOOR SHOWER HEADS
(1) BAR SINK
(1) WATERHEATER
(1) WATER LINE FOR POOL AND/OR FILTER

FIXTURE COUNTS FOR CLUBHOUSE
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8985 Double Diamond Parkway ▪ Suite B8 ▪ Reno, NV 89521 ▪ (775) 827-9977 

 
August 18, 2015 

 
Question 1: How will the proposed development further and be in keeping with, and not 

contrary to, the goals of the Master Plan Elements? 
Answer: The Master Plan designation for the site is MU-Commercial. The 90 proposed 

multi-family units conform to the Master Plan. 
 
A Balanced Land Use Pattern: 
As part of the Silver Oak PUD the project brings residents into the commercial 
areas which encourage a more compact, mixed use pattern of development. 
 
Equitable Distribution of Recreational Opportunities: 
The project contains a pool and clubhouse for the recreational amenities of the 
tenants. 
 
Economic Vitality: 
The tenants will use the adjacent commercial services which will increase the 
economic vitality of those businesses. 
 
Livable Neighborhoods and Activity Centers: 
The addition of the residents will provide access to the existing adjacent 
pathways along GS Richards Blvd and open spaces. 
 
A Connected City: 
The project incorporates the existing Silver Oak PUD walkways and pedestrian 
access to the surrounding neighborhoods to the south across College Parkway, 
employment areas to the east and recreational activities such as the golf course 
to the west. 

 
Question 2: Will the effect of the proposed development be detrimental to the community? To 

the general neighborhood? 
Answer: The zoning is RC-P and is within the Silver Oak PUD, which provides for multi-

family housing. The surrounding land uses are to the west the existing Silver Oak 
Golf Course, to the north an office building, to the east across GS Richards Blvd. 
is vacant land and to the south across Country Club Drive is an office building. 
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 As a residential use, the project naturally does not produce noise, dust, odors, 
vibration, fumes, glare or any detrimental activity with neighboring properties. 

 The project is allowed per the Silver Oak PUD, as multi-family was always 
intended for this area. The only uses not contained within the buildings will be the 
recreational tenant areas which will be screened. Our project is taller than 
surrounding projects; however it is still under the 45’ height limit. 

 
Multi-family is approved in the Silver Oak PUD and provides much needed 
residential for the adjacent Medical Offices and Hospital on the north end of 
Carson City.  
 
GS Richards and Country Club drive are engineered for full development. The 
current traffic is minimal since the east side of GS Richards north of the 
roundabout currently has no development. The project will make left turns on 
both GS Richards and Country Club drive.  
 
Emergency Response time is 3 minutes or less per the fire department. The 
closest fire station, #52, at the airport 2400 College Parkway. 
 
The short-range benefit of the project is local construction jobs for the people 
who will work on the project the long-range benefit is the addition of medical 
professionals living in the area. 
 

Question 3: Has sufficient consideration been exercised by the applicant in adapting the 
project to existing improvements in the vicinity? 

 We don’t anticipate a major impact to the school district as the project has 50 – 
two bedroom units and 40 – one bedroom units. The project is marketed for 
professional and medical people with the adjacency of the hospital. 

 
All surface area drainage flows to the golf course per the Silver Oak PUD, see 
engineers report. 
Yes there is plenty of water for our project without degrading the quality to others 
in the area.  
 
The existing 8” sewer lines in both Country Club Drive and GS Richards are 
adequate for our use per our engineers report. 
 
The existing roadways and drive cuts at GS Richards and Country Club drive are 
being used. 
 
We discussed this with the Public works department 
 
Outdoor lighting will be shielded so that the light does not overflow onto adjacent 
properties. 
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Landscape will consist of street trees in the parking lot islands, small shrubs 
along the perimeter of the residential units and artificial turf in the landscaped 
areas between the residential units and at the pool. 
 
Parking plan is supplied, we are not asking for any off-site parking. 

 
  
 

ACKNOWLEDGEMENT 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 in not initiated within one-year 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. 
 
 

      08-19-2015 
 
Applicant        Date 
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Brian A. Matthews 

245 Como Lane 

Dayton, NV 89403 

(775) 230-8125 
 

  

 

 

 

 

CONCEPTUAL DRAINAGE REPORT 
 

PROJECT: 
GS Richards Apartments 
GS Richards Boulevard 

Carson City, NV 
 
 
 

 
 
 
 
 
 

Prepared By: 
Brian A. Matthews, P.E. 

 
Prepared For: 

Silver oak Development Company 
Limited Partnership 
3075 College Drive 

Carson City, NV 89703 
 
 

August 18, 2015
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GS Richards Apartments August 18, 2015 

Conceptual Drainage Report              116-007-001 

 

 

GS Richards Apts Conceptual Drainage Study.doc  Pg 2 of 4 

Introduction 
 
Street Address:  GS Richards Boulevard, Carson City 
APN:  007-461-22 & -23 
Total Parcel Area:  176,771 sq ft, 4.06 Acres 

Existing Disturbed Area:  Not Developed 
Proposed Disturbed Area:  176,771+/- sq ft, 4.06+/- Acres 
Permanently Disturbed Area: 176,771+/- sq ft, 4.06+/- Acres 
Township, Range, Section:  Located in the south east ¼ of Township 15 North, 

  Range 20 East, Section 6 
Location Map: 

 
 

Site Description: 
The site is located just on the west side of GS Richards Boulevard and there is a developed business on 
the north, Country Club Drive on the south and the golf course to the west, including a portion of the 
parking lot for the Silver Oak Golf Club. The site is vacant, but it has been graded from west to east, 
towards GS Richards Boulevard. There is an existing curb and gutter and sidewalk along GS Richards 
Boulevard and curb and gutter along Country Club Drive. The subject property includes two separate 
parcels, but I assume they will be combined during the development of the subject site.  
 
The USGS topographic map shows that the general topography in the broader area is from the west to 
the east towards the site. The majority of offsite flow will come from the “Carson Range” mountains. 
However, the offsite flow that would normally reach this site is cut off by the Silver Oak Golf Course, 
more specifically the Silver Oak driving range which has been intentionally constructed to intercept 
flow from the offsite. 
 
The site is described by FEMA as zone X (protected by a Levee) in the FIRM Community No. 320001 
0084F, dated February 19, 2014 (See Appendix).  
 
Project Description: 
The proposed project includes the construction of 5 new apartment buildings, a clubhouse, a swimming 
pool, parking to accommodate the facilities and landscaping.  The site will be approximately 80% 
impervious when the site is completely developed. The storm water will be collected on site and taken 
through a distribution system to the golf course, where it will be released. Within the golf course the 
water will be detained, before being released into an existing underground storm drain system which 
carries the flow to the east to the Carson City Freeway. 

116

Backup Packet 5



GS Richards Apartments August 18, 2015 

Conceptual Drainage Report              116-007-001 

 

 

GS Richards Apts Conceptual Drainage Study.doc  Pg 3 of 4 

Drainage Basin Description 
 
Hydrologic Method: 
The AutoDesk Storm and Sanitary Analysis 2015 (S&S Analysis) was utilized to perform the Hydrologic 
and Hydraulic calculations. The method chosen within this program to estimate the runoff within the 
project boundaries is the SCS Unit Hydrograph Method (SCS TR-20 Method). The SCS Method utilizes 
drainage area, precipitation, curve numbers and lag time to estimate the quantity of water that runs 
off a defined area (basin). The SCS method was originally developed for use in the agricultural 
industry, so it has a tendency to overestimate flow generated in development, mainly due to the 
variability of curve numbers and the difficulty in estimating the antecedent water within a 
development setting.  Additionally if a larger parcel is broken into smaller watershed basins, the runoff 
is further overestimated. The parameters used in this analysis are explained below: 
 
Precipitation information is built into S&S Analysis which creates a unit hydrograph based upon the 
County and State of the subject site. In order to utilize the most applicable precipitation information, 
the 24 hour storm event was updated from the Point Precipitation Frequency Estimates from NOAA 
Atlas 14 at the location of the project (reference: “HDSC Precipitation Frequency Data Server (PFDS)”; 
http://hdsc.nws.noaa.gov/hdsc/pfds/sa/nv_pfds.html). The precipitation frequency estimates for this 
location are found in Table 1 (See Appendix). 
 
Table 1. Design Storm Precipitation Summary Table 

Information taken from NOAA Atlas 14 
(See appendix) 

5 year 24 hr 
(in) 

100 year 24 hr  
(in) 

Onsite Precipitation  1.94 3.43 

 
 
The SCS curve number loss rate method was used to estimate the amount of water that does not 
infiltrate, but rather runs off of a basin. The soils information was obtained from the Natural Resources 
Conservation Service Web Soil Survey website and this site is broken into two separate soil types (See 
Appendix): 
 Haybourne gravelly sandy loam 2 to 4 percent slopes, Hydrologic Soil Group A  
 
Based upon the existing soil group, the following Curve Numbers were used: 
 Commercial and business: 89 (Soil Group A – Used for proposed development) 
 Sagebrush Fair: 51 (Soil Group B, as A is not listed for existing condition) 
 
The lag time is the time it takes from the peak rainfall to the peak discharge from a basin. In order to 
determine the lag time, the time of concentration is first calculated. The time of concentration is the 
time it takes for rainfall to travel from the hydraulically most distant point of a basin to the outlet 
point of that basin. The lag time is related to the time of concentration by multiplying the time of 
concentration by a factor of 0.60. The time of concentration is estimated using inputs such as the 
length of flow, slope, surface type, etc. This calculation is performed in the S&S Analysis. However due 
to the conceptual nature of this project, the time of concentration was estimated at 10 minutes for 
both the existing and developed condition. 

 
Major Offsite Basins: 
Due to the improvements associated with the Silver Oak Golf Course, the offsite flow coming from the 
“Carson Range” is intercepted by the Silver Oak Driving Range and does not reach the subject site. No 
offsite flow is anticipated to reach the subject site. 
 
Existing Onsite Basin: 
The existing site was analyzed as one basin. The existing property slopes from west to east towards GS 
Richards Boulevard. A summary table of the existing runoff is provided in Table 2 (See Appendix). 
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Table 2. Existing Conditions Summary Table 

Design Area Direction of Discharge 5 year 24 hr 
Flow (cfs) 

100 year 24 hr 
Flow (cfs) 

Subject Site From West to East 0.00 0.37 

Total Ouflow  0.00 0.37 
In the existing condition, the water most likely ponds on the site and does not leave. However, if it 
does leave the site, it will enter GS Richards Boulevard where it will enter the gutter system and head 
to the east.  
 

Proposed Drainage System 
 
The post-development condition has been analyzed as one basin, since the onsite collection system has 
not been developed. It is anticipated that the storm water runoff from the onsite will be collected in 
an underground storm drain system which will direct the collected storm water to the Silver Oak Golf 
Course. Once the water reaches the Silver Oak Golf Course it will be detained within the grass. If the 
holding capacity of the golf course is exceeded, the water will enter a storm drain system that ties into 
the Carson City Freeway. A summary table of the proposed runoff is provided in Table 3 (See 
Appendix). 
 
Table 3. Proposed Conditions Summary Table 

 
The onsite storm drain system has not been designed, however, I anticipate that the storm drain 
system will completely manage the 5 year 24 hour storm event and a portion of the 100 year 24 hour 
storm event. The water which exceeds the system will leave the site to the east and enter GS Richards 
Boulevard where it will continue east within the roadway. 
 

Conclusions 
 
This drainage report has been prepared to address the drainage of the GS Richards Apartments. This 
report estimates the quantity of runoff generated during two storm events for both the pre- and post-
development. The report describes a method for collecting and managing the post-development runoff 
for the 5 year 24 hour storm event, so that the flows do not exceed the pre-development flow rate. 
This will be done by sending the collected storm water to the existing Silver Oak Golf Course. If the 
storm event causes the runoff to exceed the onsite storm drainage system, the runoff will be directed 
to the east where it will enter GS Richards Boulevard and head to the east. Storm water runoff from 
the proposed improvements will be mitigated to meet the Carson City requirements. 

Design Area Direction of Discharge 5 year 24 
hr  

Flow (cfs) 

100 year 24 hr  
Flow (cfs) 

Basin 1 Collected in an onsite storm drain system 
and directed to the Silver Oak Golf Course 

5.54 12.79 

TOTAL OUT Detained in the Silver Oak Golf Course 5.54 12.79 
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G.S. Richards Apartments
G.S. Richards Blvd

Permit No.: T.B.D.

Description: Fixture Unit Calculation for proposed Clubhouse

Fixture

No. of 

Fixture per 

Unit

Fixtures 

per Unit

Water-

Supply 

Fixture-

Unit

Proposed 

Fixture 

Units

Bathtub 1 2 1.4 2.8

Lavatory 1 4 0.7 2.8

Water Closet 1 4 2.2 8.8

Bar Sink 1 1 2.5 2.5

Total Fixture Units: 16.9

Reference: 2006 IRC, Table P2903.6

Approximately 33 GPM for 17 Fixture Units
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GS Richards Apartments Date:

Preliminary Water Analysis By: BAM

No. of Units

People 

per Unit

Usage in 

WERC*** per 

Residence

Apartment 

WERC is Half Total Usage Total Usage Total Usage

(GPD) (GPD) (GPD) (GPM) (cfs)

2 Bedroom Units 50 N.A. 550 275 13750 9.5 0.021

1 Bedroom Units 40 N.A. 550 275 11000 7.6 0.017

Clubhouse* N.A. N.A. N.A. N.A. N.A. N.A. N.A.

Pool** N.A. N.A. N.A. N.A. 1,122 0.8 0.002

Total Water Use 25872 18.0 0.040

* - Assume patrons are at Clubhouse or home, not both

** - Pool Usage is based on an evaporation loss rate of a quarter inch per day

Potential 

Irrigatable 

Area

Estimated 

No. Trees

Estimated 

No. Shrubs

Water Usage 

per Tree per 

Watering

Water Usage 

per Shrub per 

Watering

Potential 

Watering 

Period

Potential 

Watering 

Period

Water 

Every 

Other Day

Water use 

On Day of 

Watering

Water use 

for Season

Total 

Estimated 

Usage

(ft^2) Each Each Gal/Tree Gal/Shrub Months Days Days GPD Gal/Season (Ac-ft/year)

Maintained Landscaped 

Area 41,218 50 150 5.0 1.0 7 210 105 400 42000 0.13

A landscaping plan will be prepared in the future, but in discussing the matter with Mark Turner, he is planning on landscaping that is efficient in its use of water

The water estimates shown are his idea of what he estimates will go into the plan.

Fire Flow for Apartments with Sprinklers 1560.0 gpm

August 20, 2015

*** - WERC is a Water Equivalent Residential Customer which means that the average daily water usage of a residential unit is 

based upon 550 GPD. (CCMC Title 12.01.010) And Apartments are considered half of a residence (CCMC Title 12.01.030)
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Carson City       August 20, 2015 
Community Development               File No.: 116-007-000 
108 E. Proctor Street 
Carson City, NV 89701 
 
RE:  GS Richards Apartments, Off GS Richards Boulevard, APN: 007-461-22 & 23 
 Water Use Estimate 
 
Dear Engineering Division; 
 

The subject parcel has plans to construct five four story apartment buildings 
which will house 50 two bedroom units and 40 one bedroom units with a proposed 
clubhouse. Water usage was not provided for the clubhouse since it is assumed that 
the resident is either at the clubhouse or at their house, but they are not at both at 
the same time. The clubhouse will have a pool which is estimated to use about 1,122 
gallons per day (calculated as the area of the pool times a quarter of an inch per day). 
Additionally the site will have landscaping throughout the project, although a 
landscape plan has not been created all areas of potential landscaping were estimated 
to consume about 0.13 Ac-ft/year (calculated for a 7 month growing season). 

 
Since this project is in the early stages I was not sure of the required fire flow. 

However, it is my understanding that the apartments will be sprinkled and so I 
assumed a flow of 1,560 gal per minute.  

 
The estimated quantity of flow for this site is 25,872 GPD including the 

apartments, pool (and by inference the clubhouse). 
 
Please call me at 230-8125 if you have any questions regarding this matter. 

  
       Sincerely, 
        
 
 
 
 
 
 
       Brian A. Matthews, P.E. 
       Design Engineer 
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GS Richards Apartments Date:

Preliminary Sewer Analysis By: BAM

No. of 

Units

People 

Per Unit

Usage in GPD 

per Person Total Usage

Total 

Usage

Total 

Usage

(GPD) (GPD) (GPM) (cfs)

2 Bedroom Units 50 4 80 16000 11.11 0.0248

1 Bedroom Units 40 2 80 6400 4.44 0.0099

Clubhouse* N/A N/A N/A 15840 33.00 0.0735

* - Club house usage assumed 8 hours per day

Total Flow Sent to 

Existing Public Sewer 38240 48.56 0.1082

August 17, 2015
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Carson City       August 17, 2015 
Community Development               File No.: 116-007-000 
108 E. Proctor Street 
Carson City, NV 89701 
 
RE:  GS Richards Apartments, Off GS Richards Boulevard, APN: 007-461-22 & 23 
 Sanitary Sewer Estimate 
 
Dear Engineering Division; 
 

The subject parcel has plans to construct five four story apartment buildings 
which will house 50 two bedroom units and 40 one bedroom units with a proposed 
clubhouse. The clubhouse will have 2 outdoor showers, 4 sinks, 4 toilets and a bar 
sink. The clubhouse will also have a pool which will recycle its water and only 
discharge a minimal amount to the sanitary sewer system. 

 
The sanitary sewer quantity of flow was estimated at 38,240 GPD. This quantity 

of flow was calculated for the apartment units and for the clubhouse. Not knowing 
how the clubhouse will operate, it was assumed that the clubhouse will be actively 
used for 8 hours a day, which created about 15,840 GPD (although this seems on the 
high side). The Apartment units were estimated to have four persons per 2 bedroom 
units and 2 persons per 1 bedroom units, with a flow of 80 GPD per person (estimate is 
the high end of the “Domestic” range as taken from Table 15-2 of “Water Resources 
Engineering, Third Edition”). 

 
Please call me at 230-8125 if you have any questions regarding this matter. 

  
       Sincerely, 
        
 
 
 
 
 
 
       Brian A. Matthews, P.E. 

Design Engineer 
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