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   STAFF REPORT   
     
     
 
Report To:  Board of Supervisors     Meeting Date:  June 16, 2016 
 
Staff Contact:  Hope Sullivan, Planning Manager 
 
Agenda Title:  For Possible Action: To consider a request from Capstone Communities for Tentative 
Subdivision Map known as Arbor Villas, consisting of 147 single family attached residential lots on property 
zoned Multi-Family Apartment (MFA), located on Little Lane, APN 004-021-13.  (Hope Sullivan, 
hsullivan@carson.org) 
 
Staff Summary:  Per the provisions of Section 17.05.010 of the Carson City Municipal Code (CCMC), the Board 
of Supervisors is authorized to approve a Tentative Subdivision Map.  The Planning Commission makes a 
recommendation to the Board.  The Planning Commission reviewed the subject application at its meetings of 
April 27, 2016, and May 25, 2016, and has recommended approval of the request based on the ability to make 
the required findings subject to Conditions of Approval. 
 
Agenda Action:  Formal Action/Motion   Time Requested:  45 minutes 
 
 

Proposed Motion  
I move to approve TSM-16-023, a Tentative Subdivision Map known as Arbor Villas, consisting of 147 single 
family attached residential lots on property zoned Multi-Family Apartment (MFA), located on Little Lane, APN 
004-021-13, based on the ability to make the required findings in the affirmative and subject to the conditions 
of approval contained in the Memorandum dated June 1, 2016 from the Planning Manager to the Board of 
Supervisors. 
 
Board’s Strategic Goal 
Quality of Life 
 
Previous Action   
At its meeting of May 25 2016, the Planning Commission voted 4-2, 1 absent to recommend approval of the 
subject application based on the ability to make the required findings in the affirmative subject to conditions of 
approval. 
 
Background/Issues & Analysis   
Please see attached memorandum from the Planning Manager dated June 1, 2016. 
 
Applicable Statute, Code, Policy, Rule or Regulation   
CCMC 17.05 (Tentative Maps), CCMC 17.07.005 (Findings); CCMC 18.04.105 (Multi-Famiy Apartment (MFA) 
Residential District 
 
Financial Information 
Is there a fiscal impact?     Yes       No 

If yes, account name/number:        
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Is it currently budgeted?     Yes       No 

Explanation of Fiscal Impact:        

Alternatives   
1. Approve the Tentative Subdivision Map subject to conditions different than those recommended by the 
Planning Commission based on the ability to make the required findings. 
 
2. Deny the Tentative Subdivision Map based on the inability to make the required findings, stating which 
findings can not be made. 
 
3. If additional information is submitted to the Board of Supervisors that the Board believes warrants further 
review and consideration of the application by the Planning Commission, refer the matter back to the Planning 
Commission. 
 
 
Board Action Taken: 
Motion: ______________________________ 1) _________________ Aye/Nay 
                   2) _________________ ________ 
           ________ 
           ________ 
           ________ 
           ________ 
___________________________ 
     (Vote Recorded By) 
 

 

 



 

 
 

MEMORANDUM 
Board of Supervisors Meeting of June 16, 2016 

 
TO: Board of Supervisors 

 
FROM: Hope Sullivan, AICP 

Planning Manager 
 

DATE: June 1, 2016 
 

SUBJECT: TSM-16-023 – A request from Capstone Communities for Tentative 
Subdivision Map (Arbor Villas) approval to create 147 single-family 
attached residential lots on 10.31 acres on Little Lane in the Multi-Family 
Apartment (MFA) zoning district.  APN 004-021-13. 

 
 

 

Carson City Planning Division 
108 E. Proctor Street 

Carson City, Nevada 89701 
(775) 887-2180 – Hearing Impaired: 711 

planning@carson.org 
www.carson.org/planning 

mailto:planning@carson.org
mailto:planning@carson.org
http://www.carson.org/planning
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DISCUSSION 

 

At its meeting of April 27, 2016, the Planning Commission reviewed a request from Capstone 
Properties for (1) VAR-16-024, a Variance to reduce the required driveway approach, and the 
minimum parcel size and dimensions for lots in the MFA zoning district, and (2) TSM-16-023, a 
Tentative Subdivision Map to create 147 single-family attached residential lots on 10.31 acres. 

 
At the conclusion of the public hearing, the Planning Commission voted, with concurrence from 
the applicant, to continue the items to its meeting of May 25, 2016. The intent in continuing the 
items was: 

 
1. To give the applicant the opportunity to review the project with the property owners to 

the north of the site; 
2. To revise the site plan to demonstrate compliance with the turning radii required by the 

Fire Marshall. 
3. To reconcile the presentation of the floor plans and the elevations. 

 
At its meeting of May 25, 2016, the Planning Commission continued discussion of the two items, 
and voted (4-2, 1 absent) to approve VAR-16-024, and voted (4-2, 1 absent) to recommend 
approval of TSM-16-023 based on the ability to make the required findings subject to the 
following conditions of approval. 

 
TENTATIVE MAP: 

 

The following are general conditions of approval: 
 
1. The applicant must sign and return the Notice of Decision including conditions of 

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

 
2. Prior to submittal of any Final Map, the Engineering Division shall approve all on-site 

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

 
3. The 2009 International Energy Code (IECC) will no longer be accepted after June 30, 

2016. All Building Division applications received after July 1, 2016 have to be designed 
in accordance with the 2012 International Energy Efficient Code. 

 
4. The Building Department can record a Master; the first application will be submitted 

clearly identifying the master and options. All truss and engineering for those options 
have to be submitted. The second submittal will be the application with site plan 
detailing options selected.  The  site plan would have to show house location with
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selected options, drainage, utilities, easement, and access, finish grade and finish floor 
height. The second submit application will be 80 percent of the permit fee. 

 
5. All projects and improvements must be performed in accordance with Nevada State 

Revised Statutes (NRS) 623 & 624 and Carson City Municipal Code (CCMC) 15.05.020. 
 
6. Improvements, Repairs, Replacement, and Alterations must comply with 2012 

International Residential Code for Town Home Construction, Adopted International 
Energy Conservation Code, and 2012 Northern Nevada Amendments. 

 
7. The project must comply with the 2012 IFC and Northern Nevada Fire Code 

Amendments. 
 
8. Due to street width, no on street parking will be allowed. There must be either a red 

curb or fire lane signs posted. 
 
9. Hydrant and road improvements must be in place prior to brining combustible materials 

onto the building sites. 
 
10. Phasing of the hydrants and roads will be allowed, but they must be in place as required 

by the IFC for each building project. 
 
11. Before the building permit for the 31st dwelling unit is issued, the secondary access must 

be constructed connecting to Parkland. This must meet International Fire Code 
requirements and a 20 foot wide pavement section. Before the building permit for the 
74th dwelling unit is issued, the fully improved secondary access must be constructed as 
shown on the tentative map. Parcel map PM-16-041 is required to be updated to 
include: 1. An offer for dedication to Carson City for the property which includes the 
northern most one-third of the proposed extension of Parkland Avenue (60 foot ROW) as 
shown on the tentative map, and 2. A relocatable public utility and access easement for 
the remaining southernmost two-thirds of the proposed extension of Parkland Avenue 
(60 foot ROW), to ensure the ultimate connectivity of the existing stub streets. 

 
12. Hydrants must be installed at locations per Appendix C of the 2012 IFC. 

 
13. The project will need to meet all applicable codes found in Title 12.06 and Appendix 18 

division 15.5 of the CCMC and all applicable codes found in Chapters 7 and 10 of the 
2012 Uniform Plumbing Code (UPC). 

 
14. A Site Improvement Permit will be required for all site improvements intended to serve 

the entire site. 
 
15. The city will not be responsible for the maintenance of any drainage / open space areas 

and the common landscape areas within the development. 
 
16. Hours of construction will be limited to 7:00 a.m. to 7:00 p.m., Monday through Friday, 

and 7:00 a.m. to 5:00 p.m. on Saturday and Sunday. If the hours of construction are not 
adhered to, the Carson City Building Division will issue a warning for the first violation, 
and upon a second violation, will have the ability to cause work at the site to cease 
immediately. 
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17. Along the northern property line, buildings will be limited to three unit clusters. These 

same buildings will have a building separation of 25 feet minimum. Landscaping will be 
installed between the buildings along the northern property line and the northern 
property line to help with screening. There will be a limited use of balconies in the units 
along the northern property line so that no more than 25 percent of the units have 
balconies. 

 
18. In accordance with NRS 278.360, a Final Map, prepared in accordance with the 

Tentative Map, for the entire area for which the Tentative Map has been approved, or 
the first of the series of final maps covering a portion of the approved tentative map, 
must be approved by the Board of Supervisors for recording within four years after the 
approval of a Tentative Map unless a longer time is provided for in an approved 
development agreement with the City. 

 
19. Prior to the recordation of the Final Map for any phase of the project, the improvements 

associated with said phase must either be constructed and approved by the City, or the 
specific performance of said work secured by providing the City with a proper surety in 
the amount of 150% of the engineer’s estimate. In either case, upon acceptance of the 
improvements by the City, the developer shall provide the City with a proper surety in the 
amount of 10% of the engineer’s estimate to secure the Developer’s obligation to repair 
defects in workmanship and materials which may appear in the work within one year of 
acceptance by the City. 

 
 
The following shall be included in the design of the Improvement Plans: 

 
20. A landscape plan in compliance with Carson City Development Standards, Division 3 – 

Landscaping and with the Open Space requirements, shall be submitted with the 
Improvement Plans for the proposed project. 

 
21. Provide information on proposed exterior lighting including specification sheets for 

review with the improvement plans. All exterior lighting shall be in compliance with 
Carson City Development Standards, Division 1.3. 

 
22. The Improvement Plans shall include dedication of the right of way on the north side of 

Little Lane to meet the full 60 foot width. This construction shall include a 5 foot 
sidewalk offset from the curb by 2 feet, a 2 foot buffer constructed to the approval of the 
Public Works Director, curb / gutter / drainage improvements, asphalt paving to tie with 
the existing edge of pavement, and striping for bike lanes in both directions. 

 
23. The construction plans must demonstrate turning radii for the fire road around the new 

buildings of a minimum of 30 feet inside and 50 feet outside. 
 
24. In accordance with CCDS 12.10 and 12.11.10, pavement sections shall be based on 

subgrade strength values determined by Resistance (R) Value or California Bearing 
Ratio (CBR) as shown in the Soils Engineering Report.  Refer to CCDS Division 17 for 
soils report requirements.  In no case shall the proposed pavement section be less than 
the minimum section prescribed in standard drawing C-5.1.9 and C-5.1.9.1. 
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25. Storm drainage facility improvements shall be designed in accordance with CCDS 

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

 
26. The Final Map shall demonstrate compliance with a 30 foot building setback on the rear 

(north) property line. 
 
The following shall be conditions to be completed prior to obtaining a Construction 
Permit or Final Map: 

 
27. In accordance with CCDS 12.10 and 12.11.10, pavement sections shall be based on 

subgrade strength values determined by Resistance (R) Value or California Bearing 
Ratio (CBR) as shown in the Soils Engineering Report.  Refer to CCDS Division 17 for 
soils report requirements.  In no case shall the proposed pavement section be less than 
the minimum section prescribed in standard drawing C-5.1.9 and C-5.1.9.1. 

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

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

 
29. Final improvement plans for the development shall be prepared in accordance with 

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

 
30. The applicant is responsible for a proper dust and erosion control plan to be used for the 

duration of this project. 
 
31. If the developer of this subdivision will disturb more than one acre, he/she is required to 

obtain coverage under NDEP’s Construction Stormwater General Permit NVR100000. A 
Notice of Intent must be filed electronically and submitted with a $200 fee prior to 
commencing any earth-disturbing activities at the site. Visit NDEP’s Bureau of Water 
Pollution Control’s website at: http://ndep.nv.gov/bwpc/storm_cont03.htm for more 
information about this permit. 

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

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

 
33. The following notes shall be added to the Final Map: 

 
34. These parcels are subject to Carson City’s Growth Management Ordinance and all 

property owners shall comply with provisions of said ordinance. 
 
35. All development shall be in accordance with the Arbor Villas Tentative Map (TSM-16 - 

023). 
 
36. The parcels created with this Final Map are subject to the Residential Construction Tax 

payable at the issuance of Building Permits for residential units. 
 
37. A copy of the signed Notice of Decision shall be provided with the submission of any 

http://ndep.nv.gov/bwpc/storm_cont03.htm
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Final Map. 

 
38. The applicant shall provide evidence to the Planning Division indicating all agencies' 

concerns or requirements have been satisfied and that all conditions of approval have 
been met. 

 
39. The District Attorney shall review any CC&Rs prior to recordation of the Final Map. 

 
 
 

Attachments: 
Revised lot layout submitted by the applicant at the May 25, 2016 Planning Commission meeting. 
Revised elevations submitted by the applicant at the May 25, 2016 Planning Commission meeting. 
Revised floor plans submitted by the applicant at the May 25, 2016 Planning Commission meeting. 
Draft Minutes April 27, 2016 Planning Commission Meeting. 
Case Record May 25 2016. 
Case Record April 27, 2016. 
Memorandum dated May 25, 2016 from the Planning Manager to the Planning Commission. 
Memo dated April 27, 2016 from the Planning Manager to the Planning Commission. 
Staff report dated April 27, 2016 to the Planning Commission. 
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