Agenda ltem No: 27.C

STAFF REPORT

Report To: Board of Supervisors Meeting Date: June 17, 2021
Staff Contact: Heather Ferris, Planning Manager
Agenda Title: For Possible Action: Discussion and possible action to introduce, on first reading, an

ordinance changing the zoning from Single Family 1 acre (SF1A) to Single Family 1 acre
Planned Unit Development (SF1A-PUD), for a Tentative Planned Unit Development
(PUD-2021-0132) proposing 12 single family residential lots and a 3.75 acre common open
space parcel, on property located at north of Bedford Way and south of Kensington Place,
APN 007-061-61. (Heather Ferris, hferris@carson.org)

Staff Summary: The Board of Supervisors is authorized to approve a Tentative Planned
Unit Development, subject to the provisions of Carson City Municipal Code ("CCMC")
17.09. The applicant is seeking to subdivide 11.95 acres into 12 single family lots ranging in
size from 29,300 square feet to 34,346 square feet and a 3.75-acre open space parcel,
including an improved pedestrian trail with a bridge over Ash Canyon Creek. Pursuant to
NRS 278A.480, hearings for a Tentative Planned Unit Development must be held
consistent with hearings for amendments to a zoning ordinance. The Board of
Supervisors is authorized to amend the zoning map by ordinance.

Agenda Action:  Ordinance - First Reading Time Requested: 30 minutes

Proposed Motion
I move to introduce, on first reading, Bill No.

Board's Strategic Goal
Quality of Life

Previous Action

May 26, 2021: The Planning Commission recommended approval by a vote of 6 - 0, 1 absent, based on the
ability to make the required findings in the affirmative and subject to the conditions of approval as outlined in
staff's memo dated June 4, 2021 (attached).

Background/lssues & Analysis
The Board of Supervisors is authorized to approve Tentative Planned Unit Developments after a
recommendation from the Planning Commission.

For additional information, please see the attached staff report to the Planning Commission.

Applicable Statute, Code, Policy, Rule or Regulation
NRS Chapter 244; NRS 278.330; NRS Chapter 278A (Planned Development); Article 2 of the Carson City
Charter; CCMC 17.07 and 17.09




Financial Information
Is there a fiscal impact? No

If yes, account name/number:
Is it currently budgeted? No
Explanation of Fiscal Impact:
Alternatives

Do not introduce the Ordinance and deny the request based on an inability to make the required findings, noting
what finding cannot be made.

Attachments:
PUD-2021-0132 (1st Reading 6-17-21).doc

Draft Minute Order PUD-2021-0132.docx
Memo to BOS- PUD-2021-0132.doc

13.C PUD-2021-0132 Longview Wy reduced.pdf
PUD-2021-0132 PC correspondence.pdf

Board Action Taken:
Motion: 1) Aye/Nay

(Vote Recorded By)


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/950849/PUD-2021-0132__1st_Reading_6-17-21_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/954084/Draft_Minute_Order_PUD-2021-0132.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/950851/Memo_to_BOS-_PUD-2021-0132.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/950852/13.C_PUD-2021-0132_Longview_Wy_reduced.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/950853/PUD-2021-0132_PC_correspondence.pdf

SUMMARY — Amends the Carson City zoning map.

BILL NO.
ORDINANCE NO. 2021-__

AN ORDINANCE RELATING TO ZONING; ESTABLISHING VARIOUS
PROVISIONS TO CHANGE THE ZONING FROM SINGLE FAMILY 1 ACRE
TO SINGLE FAMILY 1 ACRE PLANNED UNIT DEVELOPMENT ON
PROPERTY LOCATED NORTH OF BEDFORD WAY AND SOUTH OF
KENSINGTON PLACE, ASSESSOR’S PARCEL NUMBER 007-061-61.

The Board of Supervisors of Carson City do ordain:

SECTION I

An application for a Tentative Planned Unit Development affecting Assessor’s Parcel
Number 007-061-61, property located north of Bedford Way and South of Kensington Place,
Carson City, Nevada, was duly submitted to the Planning Division of the Carson City
Community Development Department in accordance with CCMC 17.09, et seq. to revise the
existing zoning designation of Assessor’s Parcel Number 007-061-61 from Single Family 1
Acre to Single Family 1-acre Planned Unit Development. After proper noticing in
accordance with chapter 278 of NRS and title 18 of CCMC, on May 26, 2021, the Planning
Commission, during a public hearing, reviewed the staff report of the Planning Division,
received public comment and voted 6 ayes, 0 nays, and 1 absent to recommend to the
Board of Supervisors approval of the application for the Tentative Planned Unit
Development.

SECTION I

The zoning map of Carson City is hereby amended to change the zoning of Assessor’s
Parcel Number 007-061-61, approximately 11.95 acres in size, from Single Family 1 Acre to
Single Family 1 Acre Planned Unit Development, as depicted in Attachment A, based on
the following findings that the Planned Unit Development:

1. Isin substantial compliance with environmental and health laws and regulations
concerning water and air pollution, the disposal of solid waste, facilities to supply
water, community or public sewage disposal and, where applicable, individual
sewage systems for sewage disposal.

2. Meets the applicable health standards for availability of water and water is sufficient
in quantity for the reasonably foreseeable needs of the subdivision.

3. Utilities are accessible and available to serve the development.

4. Is in substantial compliance with regard to the availability and accessibility of public
services such as schools, police protection, transportation, recreation and parks.

5. Isin substantial compliance with regard to providing access to public lands.

6. Conforms with the zoning ordinance and land use element of the City’s Master Plan
subject to the provisions of the Planned Unit Development.

7. s in substantial conformity with the City’s master plan for streets.

8. Will be providing access to the subdivision via a private street and will be required to
improve sidewalks along the property’s frontage.

9. Considers the physical characteristics of the land including flood plains.
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10. Considers the recommendations of entities reviewing the subdivision pursuant to
NRS 278.330 thru 278.348.

11. Considers the availability and accessibility of fire protection.

12. Considers recreation and trail easements

13.1s consistent with the statement of objectives of the Planned Unit Development
Ordinance.

14. Does not depart from the Planned Unit Development regulations.

15. Provide adequate open space consistent with Planned Unit Development ordinance.

16. Makes adequate provisions for public services, provide adequate control over
vehicular traffic, parking requirements, and furthers the amenities of light and air,
recreation and visual enjoyment.

17. Does not result in an adverse relationship to the neighborhood in which it is
proposed to be established.

18. As conditioned will protect the interest of the public and the residents of Planned Unit
Development.

PROPOSED this day of , 2021.

PROPOSED BY Supervisor

PASSED on the day of , 2021.
VOTE: AYES:
NAYS:
ABSENT:

Lori Bagwell, Mayor

ATTEST:

Aubrey Rowlatt, Clerk-Recorder

This ordinance shall be in force and effect from and after the of

2021.
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MINUTE ORDER
Adams Estates
TENTATIVE PLANNED UNIT DEVELOPMENT
(PUD-2021-0132)

Applicant: Adams Carson, LLC
Meeting Date: June 17, 2021

The Board of Supervisors has granted tentative approval of the Planned Unit Development (PUD) with
conditions of approval (attached) and the findings pursuant to NRS 278A.500, which are made part of
Carson City Municipal Code 17.07.005 and 17.09.050, as follows:

FINDINGS PURSUANT TO 17.07.005

Section 17.07.005 (Findings):

1. Environmental and health laws and regulations concerning water and air pollution, the disposal
of solid waste, facilities to supply water, community or public sewage disposal and, where
applicable, individual systems for sewage disposal.

The development is required to comply with all applicable environmental and health laws concerning
water and air pollution and disposal of solid waste.

2. The availability of water which meets applicable health standards and is sufficient in quantity
for the reasonably foreseeable needs of the subdivision.

Water supplied to the development will meet applicable health standards. Carson City’s water supply will
not be exceeded by final approval of this development. The City has sufficient system capacity and water
rights to meet the required allocation for the PUD.

3. The availability and accessibility of utilities.
All utilities are available in the area to serve the development.

4, The availability and accessibility of public services such as schools, police protection,
transportation, recreation and parks.

The project is located within an existing neighborhood that is served by existing schools, sheriff protection,
transportation facilities and parks. The project is not expected to have a significant impact on police
services. The Fire Department has provided comments on the project and their comments have been
incorporated as conditions of approval as appropriate. Staff also reached out to the School District who
indicated they have no comment on this project; therefore, impacts to school are assumed to be minimal.

A traffic memo was completed and submitted with the application for the Tentative PUD. The proposed
project will result in 120 trips per day and 12 peak hour trips, which is below the threshold to require a
traffic study. The existing public roads are capable of servicing the project. The applicant is proposing
primary access from Longview Way via a new private road to serve each of the 12 residences.



The Parks Recreation and Open Space Department has reviewed the proposed Tentative Planned Unit
Development. Trails are provided on-site, making connection to existing trails. Impacts to City recreational
facilities are anticipated to be minimal.

5. Access to public lands. Any proposed subdivision that is adjacent to public lands shall
incorporate public access to those lands or provide an acceptable alternative.

The tentative planned unit development proposes a trail connection to provide access to public trails in the
area. Staff is recommending a condition of approval requiring sidewalks to be provided along the interior
road in order to provide connectivity from the homes to the trails and open space areas.

6. Conformity with the zoning ordinance and land use element of the City’s Master Plan.

The proposed planned unit development, as conditioned, is consistent with the Master Plan as well as in
compliance with the applicable sections of the Municipal Code.

7. General conformity with the City’s Master plan for streets and highways.

Subject to compliance with the proposed conditions of approval, the proposed subdivision conforms to the
City’s master plan for streets.

8. The effect of the proposed subdivision on existing public streets and the need for new streets or
highways to serve the subdivision.

A traffic memo was produced as part of the application for the tentative planned unit development. It was
determined the traffic generated from this development does not trigger the need for a full traffic study.
The existing infrastructure is sufficient to meet the additional demands from this development. The
internal road will be privately owned and maintained with parking on one side of the roadway. Sidewalks
will be required for internal connectivity to the open space and a sidewalk will be required along the entire
property frontage extending across Ash Canyon Creek.

9. The physical characteristics of the land such as flood plains, earthquake faults, slope and soil.

The physical characteristics of the land do not preclude the development as proposed. The property is
located with the Special Flood Hazard Area; however, mitigations are proposed to help direct stormwater
into Ash Canyon Creek and development will be located outside of the AO flood zone.

10. The recommendations and comments of those entities reviewing the subdivision request
pursuant to NRS 278.330 thru 278.348, inclusive.

The proposed tentative map has been routed to the Nevada Department of Environmental Protection and
the Nevada Division of Water Resources. The Division of Water Resources has requested that a Will Serve
letter from Carson City Public Works and a final mylar map of the proposed project be presented to the
State Engineer for approval and signed through his office prior to development. Public Works has indicated
there is sufficient water supply and sewer capacity to serve the project.



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

The Carson City Fire Department will provide fire protection services to the project location. The Fire
Department has reviewed the project and provided comments. The development requires fire hydrants
consistent with the International Fire Code (2018) Appendix C. Additionally, the project is required to
comply with the currently adopted edition of the International Fire Code amendments. The Fire
Department will review for compliance with these requirements at the time construction plans are
submitted.

12. Recreation and trail easements.

The development is proposing a new trail with connectivity to the City’s existing Long Ranch Estates trail
system to the south. The developer will be required to install an improved trail, including the connection
to the existing trail system and provide a public access easement across the proposed trail. The City will

not own and maintain the trail proposed within the developments open space area.

Section 17.09.050 (Approval or Denial of PUD Application):

1. In what respects the plan is or is not consistent with the statement of objectives of the Planned
Unit Development ordinance.

The proposed plan is consistent with the statement of objectives of the Planned Unit Development
ordinance. The proposed project has been designed to meet all requirements of the PUD ordinance,
including providing open space and access to light and air. Allowing for the reduced parcel size provides
the opportunity to cluster the development, leaving Ash Canyon Creek entirely on the open space parcel.

2. The extent to which the plan departs from zoning and Planned Unit Development regulations
otherwise applicable to the property, including but not limited to density, size and use, and the
reasons such departures are or are not deemed to be in the public interest.

The proposed plan does not depart from the PUD regulations. Within the parameters of the PUD
regulations, the applicant is proposing to utilize a lot size that is smaller than the underlying SF1A zoning
district; however, all other provisions with regard to use, density, setbacks, building height, parking, and
open space meet the requirements of the based zoning of SF1A as well as the PUD regulations.

3. The purpose, location and amount of the open space in the Planned Unit Development, the
reliability of the proposals for maintenance and conservation of the open space and the
adequacy or inadequacy of the amount and purpose of the open space as related to the
proposed density and type of residential development.

The purpose, location and amount of open space in the PUD is appropriate for the project, and consistent
with the requirements. The open space will include approximately 3.75 acres of common open space
improved with a trail which will provide connectivity to existing trails in the area. Additionally, each lot
will have a substantial amount of private open space in the form of their rear yards. The maintenance
responsibility of the common open space will be assigned to a HOA or similar entity.



4, A physical design of the plan and in the manner in which such design does or does not make
adequate provision for public services, provide adequate control over vehicular traffic, parking
requirements, and further the amenities of light and air, recreation and visual enjoyment.

As detailed in the Engineering Division comments, the physical design of the plan does make adequate
provisions for public services and does provide adequate control over vehicular traffic as conditioned.
Adequate on-site parking will be provided on each lot with on-street parking also being permitted along
the internal street.

5. The relationship, beneficial or adverse, of the proposed Planned Unit Development to the
neighborhood in which it is proposed to be established.

The tentative PUD is an infill project. The development does not propose an increase to the allowed
density, and it proposes lot sizes similar to those in the surrounding neighborhoods in order to promote
compatibility. The common open space parcel will provide trail connections for the existing neighborhood.
Additionally, the project proposes mitigation measures to help to reduce impacts from the flood plain in
the area. Mapping and modeling indicate that the development of these lots will be placed outside of the
100-year flood zones.

6. In the case of a plan which proposes a development over a period of years, the sufficiency of the
terms and conditions intended to protect the interest of the public and the residents of the
Planned Unit Development in the integrity of the plan.

The applicant has proposed development in a single phase with lots being sold for construction of
individual custom homes. Per the provisions of CCMC Section 17.09.020, the construction and
development of all approved amenities, including open space and support facilities shall occur no later
than the construction or development of 25 percent of the dwelling units. However, because the developer
will be selling individual lots and will not be constructing the homes, the amenities, including open space
and landscaping within common areas, must be constructed, or bonded for prior to recording the final
map.

TIME FOR FILING OF PLAN:
The recording of final maps shall be consistent with NRS 278.360.

The development is proposed in a single phase.

LORI BAGWELL, Mayor

ATTEST:

AUBREY ROWLATT, Clerk-Recorder



CONDITIONS OF APPROVAL:

The following are conditions of approval required per CCMC 18.02.105.6:

1.

2.

6.

All final maps shall be in substantial accord with the approved tentative map.

Prior to submittal of any final map, the Development Engineering Department shall
approve all on-site and off-site improvements. The applicant shall provide construction
plans to the Development Engineering Department 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.

Lots not planned for immediate development shall be left undisturbed and mass grading
and clearing of natural vegetation shall not be allowed. All grading shall comply with City
standards. A grading permit from the Nevada Division of Environmental Protection shall
be obtained prior to any grading. Noncompliance with this provision shall cause a cease
and desist order to halt all grading work.

All lot areas and lot widths shall meet the zoning requirements approved as part of this
planned unit development with the submittal of any final map.

With the submittal of any final map, the applicant shall provide evidence to the Planning
and Community Development Department from the Health and Fire Departments
indicating the agencies' concerns or requirements have been satisfied. Said
correspondence shall be included in the submittal package for any final maps and shall
include approval by the Fire Department of all hydrant locations.

The following note shall be placed on all final maps stating:

"These parcels are subject to Carson City's Growth Management Ordinance and all property
owners shall comply with provisions of said ordinance."

7.

10.

11.

Placement of all utilities, including AT&T Cablevision, shall be underground within the
subdivision. Any existing overhead facilities shall be relocated prior to the submittal of a
parcel map or preferably final maps.

The applicant must sign and return the Notice of Decision for conditions for approval within
ten (10) days of receipt of notification after the Board of Supervisors meeting. If the Notice
of Decision is not signed and returned within ten (10) days, then the item may be
rescheduled for the next Planning Commission meeting for further consideration.

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 Department 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.

The applicant shall adhere to all City standards and requirements for water and sewer
systems, grading and drainage, and street improvements.

The applicant shall obtain a dust control permit from the Nevada Division of Environmental
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12.

13.

14.

15.

16.

17.

Protection. The site grading must incorporate proper dust control and erosion control
measures.

A detailed storm drainage analysis, water system analysis, and sewer system analysis
shall be submitted to the Development Engineering Department prior to approval of a final
map.

Prior to the recordation of the final map for any phase of the project, the improvements
associated with the project must either be constructed and approved by Carson City, or
the specific performance of said work secured, by providing the City with a proper surety
in the amount of one hundred fifty percent (150%) of the engineer's estimate. In either
case, upon acceptance of the improvements by the City, the developer shall provide the
City with a proper surety in the amount of ten percent (10%) of the engineer's estimate to
secure the developer's obligation to repair defects in workmanship and materials which
appear in the work within one (1) year of acceptance by the City. Improvements
associated with the Conditional Letter of Map Revision must be constructed and may not
be secured for in lieu of construction.

A "will serve" letter from the water and wastewater utilities shall be provided to the Nevada
Health Division prior to approval of a final map.

The District Attorney shall approve any CC&R's prior to recordation of the first final map.
The applicant shall preserve as many trees as practicable within the common open space
areas. Mature trees damaged by fire and others in poor health shall be removed only after

approval of the planning and community development department.

The homeowner’s association shall maintain all common open space areas including the
area devoted to the guest parking.

Specific Conditions to be included in the Design of the Improvement Plans, to be met prior
to approval of construction permit:

18.

19.

20.

21.

22.

23.

24.

The sidewalk along the property frontage shall be extended so that it connects to the
existing pedestrian sidewalk south of this development and to the north property line. A
railing may be required at the crossing of Ash Canyon Creek.

A water sampling tap shall be installed on the new water main in a common area.

The Carson City Unified Pathways Master Plan calls for on-street bike lanes on Longview
Way. The project must stripe bike lanes along the project frontage.

The streets shall be privately owned and maintained.

A second cut channel shall be installed for redundancy west of the proposed channel that
is shown.

The proposed bridge foundations shall be relocated outside of the creek banks.
Lots abutting the creek will need to have their ot lines adjusted so that they are located 5

away from the top of the edge of the creek, or outside of the AO flood zone, whichever is
closer to the interior of the lots. Should this adjustment be impracticable, an exclusive
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25.

26.

27.

28.

29.

30.

31.

32.

33.

34.

easement will need to be created in its place, in which no fences can be installed. In no
case shall the lots be allowed to be reduced to less than 33% of the minimum lot size or
14, 374.8 square feet. If the lot lines are adjusted in this manner, the common area parcel
will be increased in size and this area will be required to be owned and maintained by a
homeowner’s association or similar entity.

All lots shall be required to drain towards the new street.

The developer shall create a O&M Manual for the homeowner’s association and must
contain at a minimum

a. Inspection of the channels at least 1 per year

b. Continual monitoring and removing of noxious weeds

c. A duty to repair any erosion toward the lots along the creek

d. Inspection of the cut channels after each major storm event.

The depression along the berm to accommodate the trail must be removed.
An access and Public Utility Easement shall be created over the roadway.

The Storm Drainage channel along Longview Way must be piped, moved into the right-
of-way, and connected into the existing 48" culvert or existing 30" culvert if there is
sufficient capacity.
a. A manhole is required at the tie in point in the ditch and another at any angle point
along the main. A manhole or approved equivalent will be required at the tie-in
point into the existing storm drain.

Drop inlets shall have a direct connection to Storm Drain Main.

The project must meet Carson City Municipal Code and Development Standards
including, but not limited to the following:

a. Half-street improvements are required along the project frontage per CCDS
11.12.081, including sidewalk, curb, gutter, striping, and paving from the existing
edge of pavement to the proposed gutter. The resultant street section must match
the width of the Longview Way just north of the project.

b. The street section must meet C-5.1.8 for urban local streets.

A landscape plan shall be submitted for all common area landscaping, including
landscaping within the right-of-way. The landscape plan shall demonstrate compliance
with applicable standards of Carson City Development Standards Division 3 and CCMC
17.09.100.3.

Carson City is a Bee City, USA. The developer shall use approximately 50% pollinator
friendly plant material for any required landscaping on the project site. Also, any remaining
landscape plant material selection needs to be consistent with the City’s approved tree
species list or other tree species, as approved by the City.

Deciduous trees must be planted a minimum of 5 feet from any city/public street, sidewalk
or pathway. Evergreen trees must be planted a minimum of 10 feet from any city/public
street, sidewalk or pathway. Fruit bearing, “non-fruiting” flowering or any other trees that
drop debris such as seed pods will not be permitted near or placed where they will
eventually hang over city/public sidewalks or pathways.
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35.

36.

37.

The developer shall incorporate “best management practices” into their construction
documents and specifications to reduce the spread of noxious weeds.

The developer shall install an improved trail, including the connection to the existing tralil
system and provide a public access easement across the proposed trail. The City will not
own and maintain the trail proposed within the developments open space area. The
developer must work with the City to plan a location and design that is acceptable to the
City for the connection to the City’s path. All construction/pathways must meet city
standards and details.

The open space parcel and trail shall be owned and maintained by a homeowner’s
association or similar entity. The developer shall provide a plan to address maintenance
including defensible space, noxious weeds, the creek corridor and specific pathway
maintenance.

Conditions to be Addressed with the Final Map

38. All landscaping and landscape maintenance in the right of way will be the sole

responsibility of the owner.

39. A homeowner’s association or similar entity shall be responsible for the maintenance of

all common landscape and open space areas within the development including any
landscaping, defensible space, the creek corridor, easements, trails, noxious weeds and
street(s) right of ways in perpetuity.

40. The required internal setbacks shall be as follows:

Front: 30 feet from back of curb
Rear: 30 feet
Side: 15

Street side: 20 feet

These setbacks shall be state on the final map as well as in the CC&Rs.

41. No structure or part of a structure, except fences, shall be located within 20 feet of an

adjacent property at a periphery boundary of the project. This shall be noted on the map
as well as in the CC&R’s.

13



R A O LT

ADAMS ESTATES

TENTATIVE SUBDIVISION MAP
PROPOSED SITE AND UTILITY PLAN

PRELIMINARY
NOT FOS GO TRUICTION
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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

MEMORANDUM
Board of Supervisors Meeting of June 17, 2021

TO: Board of Supervisors

FROM: Heather Ferris
Planning Manager

DATE: June 2, 2021

SUBJECT: PUD-2021-0132 For Possible Action: Discussion and possible action to
introduce, on first reading, an ordinance changing the zoning from Single Family 1 acre (SF1A)
to Single Family 1 acre Planned Unit Development (SF1A-PUD) for a Tentative Planned Unit
Development (PUD-2021-0132) proposing 12 single family residential lots and a 3.75 acre
common open space parcel, on property located at north of Bedford Way and south of
Kensington Place, APN 007-061-61. (Heather Ferris, hferris@carson.org)

At its meeting of May 26, 2021, the Planning Commission recommended approval of the
request subject to the following conditions of approval. The Planning Commission
recommendation differs from the recommendation in the staff report, specifically with respect to
Conditions 31b. These changes are a result of the applicant’s request to have the requirement
for internal sidewalks removed as it will be a private, gated road. The Conditions of Approval, as
recommended by the Planning Commission are listed below.

The following are conditions of approval required per CCMC 18.02.105.6:
1. Allfinal maps shall be in substantial accord with the approved tentative map.

2. Prior to submittal of any final map, the Development Engineering Department shall
approve all on-site and off-site improvements. The applicant shall provide construction
plans to the Development Engineering Department 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. Lots not planned for immediate development shall be left undisturbed and mass grading
and clearing of natural vegetation shall not be allowed. All grading shall comply with City
standards. A grading permit from the Nevada Division of Environmental Protection shall
be obtained prior to any grading. Noncompliance with this provision shall cause a cease
and desist order to halt all grading work.

4. All lot areas and lot widths shall meet the zoning requirements approved as part of this
planned unit development with the submittal of any final map.
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10.

11.

12.

13.

14.

PUD-2021-132
June 2, 2021

With the submittal of any final map, the applicant shall provide evidence to the Planning
and Community Development Department from the Health and Fire Departments
indicating the agencies' concerns or requirements have been satisfied. Said
correspondence shall be included in the submittal package for any final maps and shall
include approval by the Fire Department of all hydrant locations.

The following note shall be placed on all final maps stating:

"These parcels are subject to Carson City's Growth Management Ordinance and all
property owners shall comply with provisions of said ordinance."

Placement of all utilities, including AT&T Cablevision, shall be underground within the
subdivision. Any existing overhead facilities shall be relocated prior to the submittal of a
parcel map or preferably final maps.

The applicant must sign and return the Notice of Decision for conditions for approval
within ten (10) days of receipt of notification after the Board of Supervisors meeting. If
the Notice of Decision is not signed and returned within ten (10) days, then the item may
be rescheduled for the next Planning Commission meeting for further consideration.

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 Department 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.

The applicant shall adhere to all City standards and requirements for water and sewer
systems, grading and drainage, and street improvements.

The applicant shall obtain a dust control permit from the Nevada Division of
Environmental Protection. The site grading must incorporate proper dust control and
erosion control measures.

A detailed storm drainage analysis, water system analysis, and sewer system analysis
shall be submitted to the Development Engineering Department prior to approval of a
final map.

Prior to the recordation of the final map for any phase of the project, the improvements
associated with the project must either be constructed and approved by Carson City, or
the specific performance of said work secured, by providing the City with a proper surety
in the amount of one hundred fifty percent (150%) of the engineer's estimate. In either
case, upon acceptance of the improvements by the City, the developer shall provide the
City with a proper surety in the amount of ten percent (10%) of the engineer's estimate to
secure the developer's obligation to repair defects in workmanship and materials which
appear in the work within one (1) year of acceptance by the City. Improvements
associated with the Conditional Letter of Map Revision must be constructed and may not
be secured for in lieu of construction.

A "will serve" letter from the water and wastewater utilities shall be provided to the
Nevada Health Division prior to approval of a final map.
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15.

16.

17.

PUD-2021-132
June 2, 2021

The District Attorney shall approve any CC&R's prior to recordation of the first final map.

The applicant shall preserve as many trees as practicable within the common open
space areas. Mature trees damaged by fire and others in poor health shall be removed
only after approval of the planning and community development department.

The homeowner’s association shall maintain all common open space areas including the
area devoted to the guest parking.

Specific Conditions to be included in the Design of the Improvement Plans, to be met

18.

19.

20.

21.

22.

23.

24,

25.

26.

27.

28.

prior to approval of construction permit:

The sidewalk along the property frontage shall be extended so that it connects to the
existing pedestrian sidewalk south of this development and to the north property line. A
railing may be required at the crossing of Ash Canyon Creek.

A water sampling tap shall be installed on the new water main in a common area.

The Carson City Unified Pathways Master Plan calls for on-street bike lanes on
Longview Way. The project must stripe bike lanes along the project frontage.

The streets shall be privately owned and maintained.

A second cut channel shall be installed for redundancy west of the proposed channel
that is shown.

The proposed bridge foundations shall be relocated outside of the creek banks.

Lots abutting the creek will need to have their lot lines adjusted so that they are located
5 away from the top of the edge of the creek, or outside of the AO flood zone, whichever
is closer to the interior of the lots. Should this adjustment be impracticable, an exclusive
easement will need to be created in its place, in which no fences can be installed. In no
case shall the lots be allowed to be reduced to less than 33% of the minimum lot size or
14, 374.8 square feet. If the lot lines are adjusted in this manner, the common area
parcel will be increased in size and this area will be required to be owned and
maintained by a homeowner’s association or similar entity.

All lots shall be required to drain towards the new street.

The developer shall create a O&M Manual for the homeowner’s association and must
contain at a minimum

a. Inspection of the channels at least 1 per year

b. Continual monitoring and removing of noxious weeds

c. A duty to repair any erosion toward the lots along the creek

d. Inspection of the cut channels after each major storm event.

The depression along the berm to accommodate the trail must be removed.

An access and Public Utility Easement shall be created over the roadway.
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29.

30.

31.

32.

33.

34.

35.

36.

37.
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The Storm Drainage channel along Longview Way must be piped, moved into the right-
of-way, and connected into the existing 48" culvert or existing 30" culvert if there is
sufficient capacity.
a. A manhole is required at the tie in point in the ditch and another at any angle
point along the main. A manhole or approved equivalent will be required at the
tie-in point into the existing storm drain.

Drop inlets shall have a direct connection to Storm Drain Main.

The project must meet Carson City Municipal Code and Development Standards
including, but not limited to the following:

a. Half-street improvements are required along the project frontage per CCDS
11.12.081, including sidewalk, curb, gutter, striping, and paving from the existing
edge of pavement to the proposed gutter. The resultant street section must
match the width of the Longview Way just north of the project.

b. The street section must meet C-5.1.8 for urban local streets.

A landscape plan shall be submitted for all common area landscaping, including
landscaping within the right-of-way. The landscape plan shall demonstrate compliance
with applicable standards of Carson City Development Standards Division 3 and CCMC
17.09.100.3.

Carson City is a Bee City, USA. The developer shall use approximately 50% pollinator
friendly plant material for any required landscaping on the project site. Also, any
remaining landscape plant material selection needs to be consistent with the City's
approved tree species list or other tree species, as approved by the City.

Deciduous trees must be planted a minimum of 5 feet from any city/public street,
sidewalk or pathway. Evergreen trees must be planted a minimum of 10 feet from any
city/public street, sidewalk or pathway. Fruit bearing, “non-fruiting” flowering or any other
trees that drop debris such as seed pods will not be permitted near or placed where they
will eventually hang over city/public sidewalks or pathways.

The developer shall incorporate “best management practices” into their construction
documents and specifications to reduce the spread of noxious weeds.

The developer shall install an improved trail, including the connection to the existing trail
system and provide a public access easement across the proposed trail. The City will
not own and maintain the trail proposed within the developments open space area. The
developer must work with the City to plan a location and design that is acceptable to the
City for the connection to the City’s path. All construction/pathways must meet city
standards and details.

The open space parcel and trail shall be owned and maintained by a homeowner’s
association or similar entity. The developer shall provide a plan to address maintenance
including defensible space, noxious weeds, the creek corridor and specific pathway
maintenance.
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Conditions to be Addressed with the Final Map

38. All landscaping and landscape maintenance in the right of way will be the sole responsibility
of the owner.

39. A homeowner’s association or similar entity shall be responsible for the maintenance of all
common landscape and open space areas within the development including any
landscaping, defensible space, the creek corridor, easements, trails, noxious weeds and
street(s) right of ways in perpetuity.

40. The required internal setbacks shall be as follows:

Front: 30 feet from back of curb
Rear: 30 feet
Side: 15

Street side: 20 feet

These setbacks shall be state on the final map as well as in the CC&Rs.
41. No structure or part of a structure, except fences, shall be located within 20 feet of an

adjacent property at a periphery boundary of the project. This shall be noted on the map as
well as in the CC&R’s.
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STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF MAY 26, 2021

FILE NO: PUD-2021-0132 AGENDA ITEM: 13.C
STAFF CONTACT: Heather Ferris, Planning Manager

AGENDA TITLE: For Possible Action: Discussion and possible action regarding a request
for a tentative Planned Unit Development (PUD-2021-0132) that would create 12 single family
residential lots with a minimum lot size of 29,300 square feet and approximately 3.75 acres of
open space on property zoned Single-family 1 acre (SF1A), located on the west side of Longview
Way, north of Bedford Way and south of Kensington Place, APN 007-061-61. (Heather Ferris,
hferris@carson.orqg)

Summary: The applicant is seeking to subdivide 11.95 acres using the provisions of Carson
City Municipal Code 17.09 (Planned Unit Development). The 12 single family lots would range
from 29,300 square feet to 34,346 square feet in size. Additionally, a 3.75+ open space parcel is
proposed, including an improved pedestrian trail with a bridge over Ash Canyon Creek. The
Board of Supervisors is authorized to approve a Tentative Planned Unit Development. The
Planning Commission makes a recommendation to the Board.

PROPOSED MOTION: “I move to recommend to the Board of Supervisors approval of Tentative
Planned Unit Development PUD-2021-0132 based on the ability to make the required findings
and subject to the conditions of approval as noted in the staff’s report to the Planning Commission.
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RECOMMENDED CONDITIONS OF APPROVAL

The following are conditions of approval required per CCMC 18.02.105.6:

1.

2.

10.

11.

All final maps shall be in substantial accord with the approved tentative map.

Prior to submittal of any final map, the Development Engineering Department shall
approve all on-site and off-site improvements. The applicant shall provide construction
plans to the Development Engineering Department 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.

Lots not planned for immediate development shall be left undisturbed and mass grading
and clearing of natural vegetation shall not be allowed. All grading shall comply with City
standards. A grading permit from the Nevada Division of Environmental Protection shall
be obtained prior to any grading. Noncompliance with this provision shall cause a cease
and desist order to halt all grading work.

All lot areas and lot widths shall meet the zoning requirements approved as part of this
planned unit development with the submittal of any final map.

With the submittal of any final map, the applicant shall provide evidence to the Planning
and Community Development Department from the Health and Fire Departments
indicating the agencies' concerns or requirements have been satisfied. Said
correspondence shall be included in the submittal package for any final maps and shall
include approval by the Fire Department of all hydrant locations.

The following note shall be placed on all final maps stating:

"These parcels are subject to Carson City's Growth Management Ordinance and all
property owners shall comply with provisions of said ordinance."

Placement of all utilities, including AT&T Cablevision, shall be underground within the
subdivision. Any existing overhead facilities shall be relocated prior to the submittal of a
parcel map or preferably final maps.

The applicant must sign and return the Notice of Decision for conditions for approval within
ten (10) days of receipt of notification after the Board of Supervisors meeting. If the Notice
of Decision is not signed and returned within ten (10) days, then the item may be
rescheduled for the next Planning Commission meeting for further consideration.

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 Department 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.

The applicant shall adhere to all City standards and requirements for water and sewer
systems, grading and drainage, and street improvements.

The applicant shall obtain a dust control permit from the Nevada Division of Environmental
Protection. The site grading must incorporate proper dust control and erosion control
measures.
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12.

13.

14.

15.

16.

17.
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A detailed storm drainage analysis, water system analysis, and sewer system analysis
shall be submitted to the Development Engineering Department prior to approval of a final
map.

Prior to the recordation of the final map for any phase of the project, the improvements
associated with the project must either be constructed and approved by Carson City, or
the specific performance of said work secured, by providing the City with a proper surety
in the amount of one hundred fifty percent (150%) of the engineer's estimate. In either
case, upon acceptance of the improvements by the City, the developer shall provide the
City with a proper surety in the amount of ten percent (10%) of the engineer's estimate to
secure the developer's obligation to repair defects in workmanship and materials which
appear in the work within one (1) year of acceptance by the City. Improvements
associated with the Conditional Letter of Map Revision must be constructed and may not
be secured for in lieu of construction.

A "will serve" letter from the water and wastewater utilities shall be provided to the Nevada
Health Division prior to approval of a final map.

The District Attorney shall approve any CC&R's prior to recordation of the first final map.
The applicant shall preserve as many trees as practicable within the common open space
areas. Mature trees damaged by fire and others in poor health shall be removed only after

approval of the planning and community development department.

The homeowner’s association shall maintain all common open space areas including the
area devoted to the guest parking.

Specific Conditions to be included in the Design of the Improvement Plans, to be met
prior to approval of construction permit:

18.

19.

20.

21.

22.

23.

24.

The sidewalk along the property frontage shall be extended so that it connects to the
existing pedestrian sidewalk south of this development and to the north property line. A
railing may be required at the crossing of Ash Canyon Creek.

A water sampling tap shall be installed on the new water main in a common area.

The Carson City Unified Pathways Master Plan calls for on-street bike lanes on Longview
Way. The project must stripe bike lanes along the project frontage.

The streets shall be privately owned and maintained.

A second cut channel shall be installed for redundancy west of the proposed channel that
is shown.

The proposed bridge foundations shall be relocated outside of the creek banks.

Lots abutting the creek will need to have their lot lines adjusted so that they are located 5
away from the top of the edge of the creek, or outside of the AO flood zone, whichever is
closer to the interior of the lots. Should this adjustment be impracticable, an exclusive
easement will need to be created in its place, in which no fences can be installed. In no
case shall the lots be allowed to be reduced to less than 33% of the minimum lot size or
14, 374.8 square feet. If the lot lines are adjusted in this manner, the common area parcel
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25.

26.

27.

28.

29.

30.

31.

32.

33.

34.

35.
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will be increased in size and this area will be required to be owned and maintained by a
homeowner’s association or similar entity.

All lots shall be required to drain towards the new street.

The developer shall create a O&M Manual for the homeowner’s association and must
contain at a minimum

a. Inspection of the channels at least 1 per year

b. Continual monitoring and removing of noxious weeds

c. A duty to repair any erosion toward the lots along the creek

d. Inspection of the cut channels after each major storm event.

The depression along the berm to accommodate the trail must be removed.
An access and Public Utility Easement shall be created over the roadway.

The Storm Drainage channel along Longview Way must be piped, moved into the right-
of-way, and connected into the existing 48” culvert or existing 30” culvert if there is
sufficient capacity.
a. A manhole is required at the tie in point in the ditch and another at any angle point
along the main. A manhole or approved equivalent will be required at the tie-in
point into the existing storm drain.

Drop inlets shall have a direct connection to Storm Drain Main.

The project must meet Carson City Municipal Code and Development Standards
including, but not limited to the following:

a. Half-street improvements are required along the project frontage per CCDS
11.12.081, including sidewalk, curb, gutter, striping, and paving from the existing
edge of pavement to the proposed gutter. The resultant street section must match
the width of the Longview Way just north of the project.

b. The street section must meet C-5.1.8 for urban local streets including installation
of interior sidewalks on both sides of the street per CCMC 17.09.095.

A landscape plan shall be submitted for all common area landscaping, including
landscaping within the right-of-way. The landscape plan shall demonstrate compliance
with applicable standards of Carson City Development Standards Division 3 and CCMC
17.09.100.3.

Carson City is a Bee City, USA. The developer shall use approximately 50% pollinator
friendly plant material for any required landscaping on the project site. Also, any remaining
landscape plant material selection needs to be consistent with the City’s approved tree
species list or other tree species, as approved by the City.

Deciduous trees must be planted a minimum of 5 feet from any city/public street, sidewalk
or pathway. Evergreen trees must be planted a minimum of 10 feet from any city/public
street, sidewalk or pathway. Fruit bearing, “non-fruiting” flowering or any other trees that
drop debris such as seed pods will not be permitted near or placed where they will
eventually hang over city/public sidewalks or pathways.

The developer shall incorporate “best management practices” into their construction
documents and specifications to reduce the spread of noxious weeds.
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36. The developer shall install an improved trail, including the connection to the existing trail
system and provide a public access easement across the proposed trail. The City will not
own and maintain the trail proposed within the developments open space area. The
developer must work with the City to plan a location and design that is acceptable to the
City for the connection to the City’s path. All construction/pathways must meet city
standards and details.

37. The open space parcel and trail shall be owned and maintained by a homeowner’s
association or similar entity. The developer shall provide a plan to address maintenance
including defensible space, noxious weeds, the creek corridor and specific pathway
maintenance.

Conditions to be Addressed with the Final Map

38. All landscaping and landscape maintenance in the right of way will be the sole
responsibility of the owner.

39. A homeowner’s association or similar entity shall be responsible for the maintenance of
all common landscape and open space areas within the development including any
landscaping, defensible space, the creek corridor, easements, trails, noxious weeds and
street(s) right of ways in perpetuity.

40. The required internal setbacks shall be as follows:

Front: 30 feet from back of curb
Rear: 30 feet

Side: 15

Street side: 20 feet

These setbacks shall be state on the final map as well as in the CC&Rs.
41. No structure or part of a structure, except fences, shall be located within 20 feet of an
adjacent property at a periphery boundary of the project. This shall be noted on the map

as well as in the CC&R’s.

LEGAL REQUIREMENTS: CCMC 17.09 (Planned Unit Development); CCMC 17.07 (Findings);
NRS 278.330 (Tentative Map); NRS 278A (Planned Development)

MASTER PLAN DESIGNATION: Low Density Residential (LDR)
ZONING DISTRICT: Single-family 1 Acre (SF1A)

KEY ISSUES: Is the Tentative Planned Unit Development consistent with the required findings?
Does the proposal meet the Tentative Map requirements and other applicable requirements?

SURROUNDING ZONING AND LAND USE INFORMATION
NORTH: Single-family 1 Acre / single family residences

SOUTH: Single-family-21,000- P / Long Ranch Estates open space
WEST: Public Community / Carson City water treatment facility
EAST: Single-family 1 Acres / Longview Way
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ENVIRONMENTAL INFORMATION:

FLOOD ZONE: Zone AE & Zone X shaded

SLOPE/DRAINAGE: Gentle sloping west to east with storm water flowing to Ash Canyon Creek.
FAULT ZONE: Beyond 500 feet

SITE DEVELOPMENT INFORMATION:

SUBJECT SITE AREA: 11.95 Acres
ZONING: SF1A
EXISTING LAND USE: Vacant

TOTAL RESIDENTIAL LOTS: 12 single family lots
PROPOSED LOT SIZES: 29,300 square feet- 34,346 square feet
PROPOSED SETBACKS: Front: 30 feet from back of curb

Rear: 30 feet

Side: 15

Street side: 20 feet
PARKING REQUIRED: Two spaces per dwelling unit
PROJECT PHASING: A single phase is proposed

DISCUSSION:

The subject parcel is vacant, approximately 11.95 acres in size, zoned Single-family 1 acre
(SF1A) and located on the west side of Longview Way. The applicant is requesting approval of
a Tentative Planned Unit Development to allow for the creation of 12 single family residential
parcels with a minimum parcel size of 29,300 square feet and approximately 3.75 acres of open
space. The lots are intended to be sold as individual custom home lots. The open space parcel
will include a trail and foot bridge over Ash Canyon Creek. Additionally, the open space parcel
will help to provide floodplain protection for the area, with mitigation measures, such as berms to
help direct flows into Ash Canyon Creek. The applicant is proposing access from Longview Way
via a new private road ending in a cul-de-sac. The private access width will be 60 feet, including
a 40-foot wide paved street which provides for on-street parking on one side of the street, and 10
feet on each side for utilities and landscape features. The entrance to the development is
proposed to be gated.

Per Carson City Municipal Code (CCMC) 17.09.005, the purpose of the Planned Unit
Development (PUD) is to encourage more efficient use of the land and of public and private
services in Carson City; to reflect the changes in technology of land development so the resulting
economies benefit Carson City, and to preserve or provide open space, protect natural, cultural
and scenic resources, minimize road building and encourage stable, cohesive neighborhoods
offering a mix of housing types. The PUD allows for flexibility of land development regulations,
while controlling development in the best interest of the ecology, economy, public health, safety,
morals, and general welfare of the citizens.

In general, a PUD is similar to an overlay zone. The allowable uses are limited to those uses
allowed in the underlying zoning district and may be further limited. The allowable density is
limited to the density allowed in the underlying zoning district per the provisions of CCMC
17.09.025. CCMC 17.09.040.4(g) allows for an applicant to request modifications to Carson City’s
land use regulations otherwise applicable to the subject property. This allows for regulations,
applicable to the PUD, to be either more restrictive or less restrictive than the underlying zoning.
The general concept is that the balance of the land can be used as open space and recreational
amenities. Per the provisions of CCMC 17.09.100, 30 percent of the gross area of the site must
be set aside for open space. The “zoning ordinance” for the PUD is housed in the PUD
Development Standards Handbook.
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The applicant is not seeking to modify any allowable land use and has included architectural and
development standards in the application. As noted above, the lots are proposed to be sold as
individual custom home lots, therefore, instead of providing specific elevations for review and
approval, the applicant has provided a sampling of photos with traditional and contemporary
architectural features along with design guidelines and development standards to provide
flexibility in design for future home owner’s while promoting compatibility with the surrounding
existing neighborhoods.

The applicant has proposed setbacks consistent with the SF1A zoning and is seeking a reduced
lot size.

Minimum Lot Size: 29,300 square feet

Front Setback: 30 feet
Rear Setback: 30 feet
Side Setback: 15 feet

Street Side Setback: 20 feet

Per the provisions of CCMC Section 17.09.045, the Planning Commission reviews requests for
TPUDs, and makes a recommendation to the Board of Supervisors based on the ability to make
the findings of fact identified in CCMC Section 17.07 in the affirmative.

Development Requirements of a Planned Unit Development (PUD):

Timing of Development (CCMC 17.09.020)

The applicant has proposed development in a single phase with lots being sold for construction
of individual custom homes. Per the provisions of CCMC Section 17.09.020, the construction and
development of all approved amenities, including open space and support facilities shall occur no
later than the construction or development of 25 percent of the dwelling units. However, because
the developer will be selling individual lots and will not be constructing the homes, the amenities,
including open space and landscaping within common areas, must be constructed, or bonded for
prior to recording the final map.

Density of Land (CCMC 17.09.025)

CCMC 17.09.025 identifies the maximum density allowed based on the underlying zoning
classification. Utilizing the applicable formula, the SF1A zoning district may have 1.1 units per
acre. The applicant is proposing 12 single family residential lots on 11.95 acres, thus realizing a
density of 1.004 units per acre.

Specific Design Standards (CCMC 17.09.095)
The minimum site area for a PUD may not be less than five acres. The subject property is 11.95
acres.

The minimum number of units in the PUD shall not be less than five dwelling units. The applicant
proposes 12 single family residential lots.

Within the SF1A zoning district, a residential lot may be reduced to no less than 33 percent of the
minimum lot size allowed by the zoning district. The SF1A zoning district allows for a minimum
lot size of 1 acre. The applicant is proposing a minimum lot size of 29,300 square feet, a reduction
of approximately 32.7 percent of the lot size.

Except fences, no structure may be located within 20 feet of the periphery boundary of the PUD.
This will be enforced in the development review process.
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The height of buildings in a PUD is as allowed in the underlying zoning district. The maximum
height in the SF1A zoning district is 32 feet.

Parking standards are required as articulated in Division 2 of the Development Standards. Each
home is required to provide two on-site parking spaces. Additionally, parking will be provided
along one side of the private street. This is intended to accommodate guest parking per Division
2.

Sidewalks may be required on private streets; however, sidewalks shall be required in and to
open space areas. As proposed there are not sidewalks along the new internal street; however,
staff is recommending a condition of approval requiring the installation of sidewalks on both sides
of the street to serve as a connection to the open space and trail which is accessed in the western
portion of the project site.

Underground utilities (water, sewer, gas, electricity, telephone, cable television) shall be required
in all PUDs, prior to any street paving. Staff recommends that this be made a condition of
approval.

Landscaping is required to meet the City’s standards. A conceptual landscaping plan has been
submitted. A detailed landscape plan demonstrating compliance with the provisions of Division 3
of the Development Standards and CCMC 17.09 shall be required as part of the improvement
plans.

Bike paths consistent with the Unified Pathways Plan are required. A bike lane is required along
the Longview Way street frontage consistent with the UPMP.

Drainage on the internal private and public streets is required. All lots will be required to drain
towards the new private street. Staff has recommended a condition of approval that all common
space drainage, storm drains and basins are to be privately maintained by the Homeowner’s
Association.

Fire hydrants shall be provided and installed as required by the Fire Department. As proposed,
the fire hydrant spacing does not comply with the IFC Appendix C. The Fire Department will
enforce this requirement at the time of construction plan.

Open Space (CCMC 17.09.100)

All PUDs shall set aside a minimum of 30 percent of the gross area of the site for open space.
Therefore, a minimum of 3.58 acres must be retained as open space. Open space in residential
PUDs shall not include sidewalks adjacent to streets, or areas in front or side setbacks with a
dimension of less than 20 feet. Open space may include clubhouses and pools. No more than
25 percent of the open space may be private, meaning used exclusively for the use of the
occupants such as a backyard or a patio. The applicant has proposed a separate 3.75-acre
parcel, including a path which will connect to the adjacent path in the southwestern portion of the
project site.

The developer shall provide for and establish an organization for ownership and maintenance for
all common open space and other common property consistent with the requirements of CCMC
17.09.105. The developer has proposed maintenance via a homeowner’s association or similar
entity.

PUBLIC COMMENTS: Public notices were mailed to 91 property owners within 600 feet of the
subject site pursuant to the provisions of NRS and CCMC for the Tentative Planned Unit
Development Map application. As of the date of writing of this report staff received a petition with
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194 signatures from surrounding property owners. The petition cites concerns with density if
allowed to increase above the current zoning. Any additional comments that are received after
this report is completed will be submitted to the Planning Commission prior to or at the meeting
on May 26, 2021 depending on the date of submission of the comments to the Planning
Department.

OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: The following comments
were received from City departments. Recommendations have been incorporated into the
recommended conditions of approval, where applicable.

Engineering Division

The Engineering Division has considered the elements of NRS 278.349, the Carson City
Municipal Code and the Carson City Development Standards in its review of the tentative map
described above. Development Engineering has no preference or objection to the tentative map
request and offers the following conditions of approval:

e The sidewalk along the property frontage shall be extended so that it connects to the
existing pedestrian sidewalk south of this development and to the north property line.
Railing may be required at the crossing of Ash Canyon Creek.

o A water sampling tap must be installed on the new water main in a common area.

¢ The Carson City Unified Pathways Master Plan calls for on-street bike lanes on Longview.
The project must stripe bike lanes along the project frontage.

The streets will need to be privately owned and maintained as proposed.

e A second cut channel will need to be installed for redundancy west of the proposed
channel that is shown.

e The proposed bridge foundations will need to be relocated outside of the creek banks.
Lots fronting along the creek will need to have their lot lines adjusted so that they are
located 5’ away from the top of the edge of the creek, or outside of the AO flood zone,
whichever is closer to the interior of the lots.

a. Should this be impracticable, an exclusive easement will need to be created in its
place, in which no fences can be installed.

e All lots will be required to drain towards the new street.

e An O&M Manual will need to be created for the HOA and must contain at a minimum

a. Inspection of the channels at least 1 per year

b. Continual monitoring and removing of noxious weeds

c. A duty to repair any erosion toward the lots along the creek

d. Inspection of the cut channels after each major storm event. (5-year event)

e The depression along the berm to accommodate the trail must be removed.

¢ An access and Public Utility Easement will need to be created over the roadway.

e The Storm Drainage channel along Longview Way must be piped and be moved into the
right-of-way and connect into the existing 48" culvert or existing 30” culvert if there is
sufficient capacity.

a. A manhole will be required at the tie in point in the ditch and another at any angle
point along the main. A manhole or approved equivalent will be required at the tie-
in point into the existing storm drain.

e Drop inlets will need to have a direct connection to Storm Drain Main

e The project must meet Carson City Municipal Code and Development Standards
including, but not limited to the following:

a. Half-street improvements are required along the project frontage per CCDS
11.12.081, including sidewalk, curb, gutter, striping, and paving from the existing
edge of pavement to the proposed gutter. The resultant street section must match
the width of the Longview Way just north of the project.
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b. The street section must meet C-5.1.8 for urban local streets including installation
of interior sidewalks on both sides of the street per CCMC 17.09.095

DISCUSSION:

The Engineering Division has reviewed the application within our areas of purview relative to
adopted standards and practices and to the provisions of CCMC 17.07.005. The following
Tentative Map Findings by the Engineering Division are based on approval of the above
conditions of approval:

1) Environmental and health laws and regulations concerning water and air pollution, the disposal
of solid waste, facilities to supply water, community or public sewage disposal and, where
applicable, individual systems for sewage disposal.

The subdivision will be served by City water and sewer.

2) The availability of water which meets applicable health standards and is sufficient in quantity
for the reasonably foreseeable needs of the subdivision.

The City has sufficient system capacity and water rights to meet the required water allocation for
the subdivision.

3) The availability and accessibility of utilities.
Water is available and accessible. The existing water main is 8-inch PVC. A water main analysis
is required.
e All water services shall be perpendicular to water mains.
o The nearest sewer main has a manhole are approximately 30 feet to the north east of the
property. The sewer main is 8-inch asbestos concrete. This main is approximately 10% full
(d/D). These mains have/ sufficient capacity to serve the project.
e There is an existing roadside ditch which conveys flow to a culvert near the southeast
portion of the site. Storm Drain improvements will be required to relocate storm drain
facilities out of the private development.

4) The availability and accessibility of public services such as schools, police protection,
transportation, recreation and parks.
The road network necessary for the subdivision is available and accessible.

5) Access to public lands. Any proposed subdivision that is adjacent to public lands shall
incorporate public access to those lands or provide an acceptable alternative.
o Public Lands: The property is adjoining City owned property to the west and the south,
trail access is provided.

6) Conformity with the zoning ordinance and land use element of the city's master plan.
Development engineering has no comment on this finding.

7) General conformity with the city's master plan for streets and highways.
The development is in conformance with the city’s master plan for streets and highways.

8) The effect of the proposed subdivision on existing public streets and the need for new streets
or highways to serve the subdivision.
e Local intersections: The closest intersection is W Washington St and Longview Way
which is approximately 110 ft to the north of the property.
e Parking and internal circulation: The proposed street is 60 feet wide which will provide
ample room for on street parking. The proposed section allows for parking on one side.
There will also be onsite parking via garages and driveways.
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e Proposed and/or necessary improvements: The sidewalk along the property frontage
shall be extended farther across the entire property frontage. Railing may be required at
the crossing of Ash Canyon Creek.

e At the proposed increase to local traffic, staff will not require a Traffic Impact Study for this
development.

9) The physical characteristics of the land such as flood plains, earthquake faults, slope and soil.

o Earthquake faults: The nearest fault is over 500 feet away with a slip rate between 1 to 5
mm/yr. No further analysis is required.

e FEMA flood zones: The flood zone is Zone X (shaded) however the south end of the
property is Zone AO. Development will stay out of the flood zone AO.

o Site slope: The property’s slope is anywhere from 0 to 15% slopes.

e Soils and Groundwater: In the geotechnical exploration, the ground water table was not
encounter however it is expected to be between 20 to 50 feet. The soil is mainly sand with
gravel and silty sand. The soil tested was found to be non-plastic.

10) The recommendations and comments of those entities reviewing the subdivision request
pursuant to NRS 278.330 thru 278.348, inclusive.
e Development engineering has no comment on this finding.

11) The availability and accessibility of fire protection including, but not limited to, the availability
and accessibility of water and services for the prevention and containment of fires including fires
in wild lands.
No recent fire flow data is available, but availability of fire flow is expected based on the City’s
water model.

12) Recreation and trail easements.
The development is proposing access to an existing trail system near the west end of the project.

Fire Department

1. Project must comply with the International Fire Code and Northern Nevada Fire Code
amendments as adopted by Carson City.

2. Hydrant spacing as shown doesn’t comply with I[FC Appendix C.

Parks, Recreation, and Open Space

1. The City will not be responsible for any landscape or irrigation system maintenance on the
project. All landscaping and landscape maintenance in the right of way will be the sole
responsibility of the owner. The developer is required to maintain all common landscape and
open space areas within the development including any landscaping, defensible space, the
creek corridor, easements, trails, noxious weeds and street(s) right of ways in perpetuity.

2. Carson City is a Bee City, USA. As a result, the developer shall use approximately 50%
pollinator friendly plant material for any required landscaping on the project site. Also, any
remaining landscape plant material selection needs to be consistent with the City’s approved
tree species list or other tree species, as approved by the City. The Carson City Pollinator
Plant list and other plant selection resources can be found on the City’s website. The City’s
approved tree species list for commercial projects can also be found on the City’s website.

3. The developer is required to incorporate “best management practices” into their construction
documents and specifications to reduce the spread of noxious weeds. The spread of invasive
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and noxious weeds is a significant issue in construction projects that involve land disturbance.
Earth moving activities contribute to the spread of weeds, as does the use of contaminated
construction fill, seed, or erosion-control products. Experience has demonstrated that
prevention is the least expensive and most effective way to halt the spread of noxious and
invasive weeds. Preventing the establishment or spread of weeds relies upon:

» Educating workers about the importance of managing weeds on an ongoing basis.

* Properly identifying weed species to determine most appropriate treatment strategies;

* Avoiding or treating existing weed populations; and

* Incorporating measures into projects that prevent weed seeds or other plant parts from
establishing new or bigger populations such as certification of weed-free products.

For more information on “best management practices” please contact The Carson City Parks,
Rec. and Open Space Dept. by phone or email through the contacts listed at the top of this
document.

4. Deciduous trees must be planted a minimum of 5’ from any city/public street, sidewalk or
pathway. Evergreen trees must be planted a minimum of 10’ from any city/public street,
sidewalk or pathway. Fruit bearing, “non-fruiting” flowering or any other trees that drop debris
such as seed pods will not be permitted near or placed where they will eventually hang over
city/public sidewalks or pathways.

5. Carson City Municipal Code: Title 18, Division 3 should be reviewed by any/all parties involved
in the proposed landscape design prior to landscape plans being submitted to the city for final
approval of a building permit.

6. The project is subject to the collection of Residential Construction Tax (RCT), compliant with
NRS Chapter 278 and Carson City Municipal Code (CCMC 15.60).

7. Per UPMP, Longview is a designated on-street bike lane.

8. The developer will be required to install an improved trail, including the connection to the
existing trail system and provide a public access easement across the proposed trail. The
City will not own and maintain the trail proposed within the developments open space area.
The developer must work with the City to plan a location and design that is acceptable to the
City for the connection to the City’s path.

9. The open space parcel and trail will be owned and maintained by a homeowner’s association
or similar entity. The developer must provide a plan to address maintenance including
defensible space, noxious weeds, the creek corridor and specific pathway maintenance. All
construction/pathways must meet city standards and details.

FINDINGS:

When considering a Tentative Planned Unit Development, the Planning Commission and Board
of Supervisors must consider the findings outlined in Carson City Municipal Code (CCMC)
17.07.005 (Findings). All twelve findings must be made in the affirmative in order to approve the
TPUD. Additionally, CCMC 17.09.050 (Approval or Denial of Application) outlines an additional
six findings of fact that must be made in the affirmative in order to approve a TPUD. Staff will first
address the findings outlined in Section 17.07.005, followed by the findings outlined in Section
17.09.050.
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Section 17.07.005 (Findings):

1.

Environmental and health laws and regulations concerning water and air pollution,
the disposal of solid waste, facilities to supply water, community or public sewage
disposal and, where applicable, individual systems for sewage disposal.

The development is required to comply with all applicable environmental and health laws
concerning water and air pollution and disposal of solid waste.

The availability of water which meets applicable health standards and is sufficient
in quantity for the reasonably foreseeable needs of the subdivision.

Water supplied to the development will meet applicable health standards. Carson City’s
water supply will not be exceeded by final approval of this development. The City has
sufficient system capacity and water rights to meet the required allocation for the PUD.

The availability and accessibility of utilities.
All utilities are available in the area to serve the development.

The availability and accessibility of public services such as schools, police
protection, transportation, recreation and parks.

The project is located within an existing neighborhood that is served by existing schools,
sheriff protection, transportation facilities and parks. The project is not expected to have a
significant impact on police services. The Fire Department has provided comments on
the project and their comments have been incorporated as conditions of approval as
appropriate. Staff also reached out to the School District who indicated they have no
comment on this project; therefore, impacts to school are assumed to be minimal.

A traffic memo was completed and submitted with the application for the Tentative PUD.
The proposed project will result in 120 trips per day and 12 peak hour trips, which is below
the threshold to require a traffic study. The existing public roads are capable of servicing
the project. The applicant is proposing primary access from Longview Way via a new
private road to serve each of the 12 residences.

The Parks Recreation and Open Space Department has reviewed the proposed Tentative
Planned Unit Development. Trails are provided on-site, making connection to existing
trails. Impacts to City recreational facilities are anticipated to be minimal.

Access to public lands. Any proposed subdivision that is adjacent to public lands
shall incorporate public access to those lands or provide an acceptable alternative.

The tentative planned unit development proposes a trail connection to provide access to
public trails in the area. Staff is recommending a condition of approval requiring sidewalks
to be provided along the interior road in order to provide connectivity from the homes to
the trails and open space areas.

Conformity with the zoning ordinance and land use element of the City’s Master
Plan.
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The proposed planned unit development, as conditioned, is consistent with the Master
Plan as well as in compliance with the applicable sections of the Municipal Code.

General conformity with the City’s Master plan for streets and highways.

Subject to compliance with the proposed conditions of approval, the proposed subdivision
conforms to the City’s master plan for streets.

The effect of the proposed subdivision on existing public streets and the need for
new streets or highways to serve the subdivision.

A ftraffic memo was produced as part of the application for the tentative planned unit
development. It was determined the traffic generated from this development does not
trigger the need for a full traffic study. The existing infrastructure is sufficient to meet the
additional demands from this development. The internal road will be privately owned and
maintained with parking on one side of the roadway. Sidewalks will be required for internal
connectivity to the open space and a sidewalk will be required along the entire property
frontage extending across Ash Canyon Creek.

The physical characteristics of the land such as flood plains, earthquake faults,
slope and soil.

The physical characteristics of the land do not preclude the development as proposed.
The property is located with the Special Flood Hazard Area; however, mitigations are
proposed to help direct stormwater into Ash Canyon Creek and development will be
located outside of the AO flood zone.

The recommendations and comments of those entities reviewing the subdivision
request pursuant to NRS 278.330 thru 278.348, inclusive.

The proposed tentative map has been routed to the Nevada Department of Environmental
Protection and the Nevada Division of Water Resources. The Division of Water
Resources has requested that a Will Serve letter from Carson City Public Works and a
final mylar map of the proposed project be presented to the State Engineer for approval
and signed through his office prior to development. Public Works has indicated there is
sufficient water supply and sewer capacity to serve the project.

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

The Carson City Fire Department will provide fire protection services to the project
location. The Fire Department has reviewed the project and provided comments. The
development requires fire hydrants consistent with the International Fire Code (2018)
Appendix C. Additionally, the project is required to comply with the currently adopted
edition of the International Fire Code amendments. The Fire Department will review for
compliance with these requirements at the time construction plans are submitted.

Recreation and trail easements.
The development is proposing a new trail with connectivity to the City’s existing Long

Ranch Estates trail system to the south. The developer will be required to install an
improved trail, including the connection to the existing trail system and provide a public
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access easement across the proposed trail. The City will not own and maintain the trail
proposed within the developments open space area.

Section 17.09.050 (Approval or Denial of PUD Application):

Section 17.09.050 (Approval or Denial of PUD Application) identifies the findings that must be
made with regard to approval of a PUD application, including in what respects the plan would or
would not be in the public interest with consideration of the following:

1.

In what respects the plan is or is not consistent with the statement of objectives of
the Planned Unit Development ordinance.

The proposed plan is consistent with the statement of objectives of the Planned Unit
Development ordinance. The proposed project has been designed to meet all
requirements of the PUD ordinance, including providing open space and access to light
and air. Allowing for the reduced parcel size provides the opportunity to cluster the
development, leaving Ash Canyon Creek entirely on the open space parcel.

The extent to which the plan departs from zoning and Planned Unit Development
regulations otherwise applicable to the property, including but not limited to
density, size and use, and the reasons such departures are or are not deemed to be
in the public interest.

The proposed plan does not depart from the PUD regulations. Within the parameters of
the PUD regulations, the applicant is proposing to utilize a lot size that is smaller than the
underlying SF1A zoning district; however, all other provisions with regard to use, density,
setbacks, building height, parking, and open space meet the requirements of the based
zoning of SF1A as well as the PUD regulations.

The purpose, location and amount of the open space in the Planned Unit
Development, the reliability of the proposals for maintenance and conservation of
the open space and the adequacy or inadequacy of the amount and purpose of the
open space as related to the proposed density and type of residential development.

The purpose, location and amount of open space in the PUD is appropriate for the project,
and consistent with the requirements. The open space will include approximately 3.75
acres of common open space improved with a trail which will provide connectivity to
existing trails in the area. Additionally, each lot will have a substantial amount of private
open space in the form of their rear yards. The maintenance responsibility of the common
open space will be assigned to a HOA or similar entity.

A physical design of the plan and in the manner in which such design does or does
not make adequate provision for public services, provide adequate control over
vehicular traffic, parking requirements, and further the amenities of light and air,
recreation and visual enjoyment.

As detailed in the Engineering Division comments, the physical design of the plan does
make adequate provisions for public services and does provide adequate control over
vehicular traffic as conditioned. Adequate on-site parking will be provided on each lot with
on-street parking also being permitted along the internal street.

The relationship, beneficial or adverse, of the proposed Planned Unit Development
to the neighborhood in which it is proposed to be established.

34



PUD2021-0132

Adams Estates

Planning Commission —May 26, 2021
Page 16 of 16

The tentative PUD is an infill project. The development does not propose an increase to
the allowed density, and it proposes lot sizes similar to those in the surrounding
neighborhoods in order to promote compatibility. The common open space parcel will
provide trail connections for the existing neighborhood. Additionally, the project proposes
mitigation measures to help to reduce impacts from the flood plain in the area. Mapping
and modeling indicate that the development of these lots will be placed outside of the 100-
year flood zones.

In the case of a plan which proposes a development over a period of years, the
sufficiency of the terms and conditions intended to protect the interest of the public
and the residents of the Planned Unit Development in the integrity of the plan.

The applicant has proposed development in a single phase with lots being sold for
construction of individual custom homes. Per the provisions of CCMC Section 17.09.020,
the construction and development of all approved amenities, including open space and
support facilities shall occur no later than the construction or development of 25 percent
of the dwelling units. However, because the developer will be selling individual lots and
will not be constructing the homes, the amenities, including open space and landscaping
within common areas, must be constructed, or bonded for prior to recording the final map.

Attachments

Application- PUD-2021-0132
Neighborhood Petitions email- 5/14/2021
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ADAMS ESTATES PLANNED UNIT DEVELOPMENT

INTRODUCTION AND REQUEST

Adams Estates is a proposed Planned Unit Development located on the western side of Longview Way between
the Kingston Park and Long Ranch Estates subdivisions in Carson City, Nevada. It contains 12 single family
residential parcels with a minimum lot size of 29,300 square feet and approximately 3.75+ acres of open space.
This application contains the following request:

e A Planned Unit Development and Tentative Subdivision Map for 12 single family residential lots
A completed Carson City Planned Unit Development application with applicant and owner affidavits are included
in this report as Appendix A. The Adams Estates Planned Unit Development/Tentative Subdivision Map set is also
included at reduced 11x17 size in this report as Appendix B, and the Conceptual Planned Unit Development Letter
from Carson City dated October 19, 2020 is included as Appendix C.
PROJECT LOCATION

Adams Estates consists of 11.95+ acres located immediately west of Longview Way and approximately 250 feet
south of the intersection of Longview Way and Kensington Place as shown in Figure 1 (below).
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Figure 1 — Adams Estates Vicinity
PAGE 1
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EXISTING CONDITIONS

The Adams Estates site is located on vacant land with single family residential uses to the immediate north and
east, and Carson City-owned open space to the immediate west and south. The project site is anticipated to be
accessed by a single cul-de-sac that will intersect with Longview Way.

The Adams Estates site is relatively flat, and generally slopes downward from west to east. The property is located
in FEMA Flood Zones X, AO, and AE as shown on FEMA Map 3200010091. The geotechnical report completed for
this project determined native soils to generally consist of medium dense poorly graded sands and silty sands with
varying amounts of silt and gravel and, in some cases, varying amounts of cobbles and/or boulders. No active or
potentially active faults have been determined to exist on the project site, with the nearest located approximately
one quarter of a mile to the west. The geotechnical report for the project is included in this report as Appendix D.

The Adams Estates property is designated as Low Density Residential (LDR) in the Carson City Master Plan, which
allows for densities of up to three units per acre. It is located in the Single Family One Acre (SF1A) zoning district.
Table 1 (below) outlines the zoning, Master Plan and current land use of the surrounding parcels. Figure 2 (Page
3) shows the Master Plan designation for the property and its surrounding parcels, and Figure 3 (Page 3) shows
the zoning for the property and its surrounding parcels.

Table 1: Surrounding Property Designations

Location Zoning Master Plan Current Land Use
Single Family One Acre Low Density Residential . . . .
North (SF1A) (LDR) Single Family Residential
Single Family One Acre . . .
East (SF1A) and Single Family L&v;é))eanns;t\c/)Rz:Zeggsl Single Family Residential
21,000 Planned Unit (OSF; P and Open Space
Development (SF21-P)
Single Family 21.'000 Open Space (0S) and Low | Open Space and Single
South Planned Unit Density Residential (LDR) Family Residential
Development (SF21-P) ¥ y
. . Public/Quasi-Public Open Space/Public
West Public Community (PC) (P/QP) Eacilities

COMMUNITY OUTREACH

Two neighborhood meetings were held with surrounding property owners to discuss the proposed project and
potential impacts. The first was held on December 22, 2020 and the second on February 24, 2021. Both were held
through the Zoom online platform. Property owners were invited to attend through a mailed notice utilizing the
same noticing radius required for the future public meetings associated with the project’s approval process.

The first meeting introduced a conceptual plan and zone change that proposed a SF21 zoning district combined
with a Planned Unit Development to create 23 single family lots ranging in size from 10,649 square feet to 14,328
square feet and 5.24 acres of open space. Significant opposition to a denser zoning district and smaller lots was
received at the first meeting. This resulted in modification of the proposed project to utilize the existing underlying
zoning district of SF1A and reduce the lot sizes by only 33 percent through the Planned Unit Development to allow
for Ash Canyon Creek to remain on a single parcel, while also providing the required amount of open space.

PAGE 2
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The second meeting introduced the revised plan showing the project in its current form and was met with less
opposition, as well as appreciation of the developer’s consideration of objections over lot size and density raised
at the initial meeting. A desire for traditional architecture was expressed at both meetings. Several property
owners voiced concerns about drainage issues in the area of Ash Canyon Creek and the potential negative impacts
that the proposed project may have. The project’s engineers explained proposed drainage improvements and
flood mitigation measures, and answered questions about flood impact concerns.
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Figure 2 — Master Plan

SF1A

SF1A

SF21-P

PC . eoFoRD
B ' SF21-P F20:! 2

Figure 3 —Zoning
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PROJECT DESCRIPTION

The Adams Estates project is proposed as a Planned Unit Development containing 12 single family residential lots
and associated open space parcels. The lots are intended to be sold as individual custom home lots to create a
high-end residential subdivision, similar to the luxury properties in the subdivisions to the north such as Kingston
Park and Wellington Crescent. The majority of the residential lots are proposed at a size of 29,300 square feet,
with one lot slightly larger at 34,346 square feet. The proposed lot sizes are consistent with the minimum lot size
allowed for a Planned Unit Development in a Single Family One Acre (SF1A) zoning district as outlined in Carson
City Municipal Code 17.09.025. This code section states that within the SF1A zoning district a residential lot may
be reduced by no less than 33 percent of the minimum lot size allowed by the applicable zoning district. The
minimum lot size in the SF1A zoning district is one acre, making the smallest allowable lot size with a Planned Unit
Development in the SF1A zoning district 28,750 square feet.

The overall gross density of the project is one unit per acre, which remains consistent with the underlying zoning
allowing one unit per acre. The density is also less than the allowed density of a Planned Unit Development in the
SF1A zoning district, which is 1.1 units per acre. Table 2 (below) summarizes the proposed development of the
Adams Estates project and Figure 4 (Page 5) depicts the site plan for the project. A complete 11x17 reduced plan
set for the project is included as Appendix B.

Table 2: Development Summary

Total Project Area 11.95+ acres
Residential Lot Area 8.20+ acres
Common Area/Open Space 3.75+ acres
Smallest Lot Size 29,300 sf
Largest Lot Size 34,346 sf
Average Lot Size 29,721 sf
Overall Density 1.0 unit/acre
Total Number of Residential Lots 12

OPEN SPACE AND TRAIL CONNECTION

A minimum of 30 percent of the project must be reserved as common area/open space per the Planned Unit
Development standards. Additionally, the Ash Canyon Creek runs through a large part of the southern portion of
the property. To meet the minimum requirement and to ensure that the Ash Canyon Creek remains on one parcel
for ease of maintenance and flood control, 3.75+ acres, or approximately 31 percent of the total project area has
been designated as common open space. To maintain consistency with the existing Carson City-owned open space
to the south, the majority of the common open space containing is proposed to remain native and passive
(approximately 94 percent of total open space). Approximately 10,158 square feet, or 846 square feet per
residential unit, is designated as recreational common open space in the form of an improved pedestrian trail with
bridge over the Ash Canyon Creek. The common open space and proposed trail/bridge are identified on the site
plan provided in Figure 4 (Page 5).

Because of its adjacency to existing Carson City-owned open space and the city’s desire to provide floodplain
protection to private property owners in the vicinity, the developer intends to discuss with Carson City Parks,
Recreation, and Open Space the possibility of dedicating the large common open space parcel to Carson City. This
will ensure that parcel will be available to the general public in perpetuity and will allow Carson City to manage
the floodplain surrounding the Ash Canyon Creek in a manner that benefits the entire surrounding community.

PAGE 4
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ACCESS, TRAFFIC, STREETSCAPE, ENTRY

The Adams Estates project is proposed to be accessed from Longview Way with the creation of a single private
cul-de-sac roadway located in a 60-foot wide private access, utility and landscape easement. This roadway will be
paved and include curb and gutter on both sides. The project does not trigger a traffic study due to its small size.
However, a letter has been provided by the project’s engineer indicating that Adams Estates is expected to
generate approximately 120 total average daily trips, and 12 peak hour daily trips. The traffic letter is included
with this report as Appendix E.

Adams Estates intends to provide homeowners’ association-maintained streetscape within the private cul-de-sac
to create a tree-lined street for its future residents. This will be accomplished by provided a 40-foot-wide paved
street from the back of curb, plus 10 feet on each side for utilities, street trees and landscaping, and low impact
development measures including a series of curb cuts designed to route stormwater from the street into the
landscape areas. An example cross section of the proposed tree-lined street is shown in Figure 5 (below).

Figure 5 — Conceptual Landscape Road Section

The entrance to the development is proposed to be gated with a single entry median including monument signage
in a form to be determined as development progresses. This will help establish a distinct presence for the project
and provide a sense of exclusivity. The street frontage on Longview Way will be landscaped in a similar manner as
that of the interior street and will include a pathway and solid fencing for community privacy. A conceptual layout
of the entry and Longview Way frontage is shown in Figure 6 (Page 7). Examples of possible entry signage is shown
as Figure 7 (Page 7).
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Figure 7 — Conceptual Entry Signage
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ARCHITECTURAL AND DEVELOPMENT STANDARDS

With a typical Planned Unit Development proposal, specific elevations and material types intended for future
construction are provided as a part of the application package to ensure compatibility with surrounding
neighborhoods. This requirement is intended to address the section of code outlined below.

CCMC 17.09.040(e). The use height, size and location of all structures, walls and fences; character
of materials, the texture of the buildings and grounds (color) perspective) and elevation
perspectives of structures in relation to adjacent building shall also be indicated.

Adams Estates is proposed to be a custom home subdivision where home design will be left up to the individual
homeowner. When offering custom lots it's important to provide flexibility and creative license to future
homeowners as they design their homes. However, compatibility with the surrounding existing neighborhoods
remains important in the context of a Planned Unit Development proposal.

Rather than submit specific elevations not representative of what may be built, the developer has provided a
sampling of photos of traditional architectural styles with contemporary features that follow current architectural
trends. These photos, combined with general design guidelines and development standards outlined below, are
intended to provide assurance that the proposed architectural flavor of Adams Estates will be compatible with
the traditional nature of the custom homes in immediate vicinity. Sample photos are provided in Figure 8 (Pages
9 and 10) and in larger size as Appendix F of this report.

Adams Estates Design Guidelines and Development Standards

The objective of Adams Estates is to have a diversity of design, producing a community harmonious with the
surrounding existing developments, while also allowing creative license with contemporary elements. The design
theme of dwellings and accessory structures constructed on Building Lots shall be based upon regional and
traditional architectural styles including, but not limited to, Mountain, Tahoe, Ranch, Farmhouse, Tuscan, and
Prairie, with contemporary interpretations and elements, if desired. Modern architectural styles are undesirable
within the subdivision and shall be avoided to maintain harmony with the surrounding community.

Building emphasis shall be on appropriate massing and proportion, vertically proportioned windows and doors,
with horizontal roof dominated forms, overhangs, and porches. Forms should be harmonious with rhythm and
patterns, utilizing sustainable, natural and durable exterior materials in earth tone colors to blend with the
landscape.

One- and two-story massing should step back from the lower story facade to the upper story. Stepped roof
massing should include single story elements with higher masses occurring toward the center of the home with

lower profiles occurring toward the outer portions of the home.

Pretentious, over stylized decorative detailing, avant-garde, modular homes or “pre-built” sections of homes are
undesirable and shall be avoided.

Landscape plantings should be integral to the home design to enhance the streetscape character, softening and
adding texture to buildings, providing shade, and defining gardens and outdoor spaces.
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Six-foot (6’) wood privacy fencing shall be used for homes abutting other building parcels in a consistent form
designated by the Architectural Committee, as well as for the side yards of those Building Lots adjacent to the
Common Areas along Longview Way. All Building Lots adjacent to the Common Area open space and ten-foot (10’)
private access easement between Building Lots 6 and 7 shall use open view fencing in a consistent form designated
by the Architectural Committee with a height not to exceed four (4) feet.

In addition to the guidelines provided above, specific development standards that must be adhered to for
development within Adams Estates include the following:

1. Setbacks shall be 30 feet for front yards (from the back of curb), 30 feet for rear yards, 15 feet for side
yards, and 20 feet for street side yards

2. Maximum building height shall be 32 feet

3. Earth tone colors shall be used for building exteriors

Draft CC&Rs for the Adams Estates project reflect the design guidelines outline above and are provided in this
report as Appendix G.

Figure 8 — Sample Home Elevation Architecture
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Figure 8 (Continued) — Sample Home Architecture
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UTILITIES

Water and sewer service will be provided by Carson City and will connect to existing water and sewer lines in
Longview Way adjacent to the project. Power service will be provided by NV Energy, natural gas service will be
provided by Southwest Gas, phone service will be provided by AT&T, and cable service will be provided by Charter
Communications.

DRAINAGE

The Adams Estates project site slopes approximately two percent across the proposed development and generally
from west to east. Off-site runoff entering the site and on-site storm water generated from the site currently flow
to Ash Canyon Creek, which is located along the southern side of the property. Portions of the property are located
within both the AO and AE flood zones. Zone AE represents a special flood hazard area.

The conceptual drainage study for Adams Estates analyzed peak discharges for the project site using both a five-
year, 24-hour minor storm event and a 100-year, 24 hour major storm event. Using the Rational Formula Method
as outlined in Carson City Municipal Code, it was determined that peak flow as a result of the improvements
proposed with Adams Estates will increase by 0.16 cubic feet per second (cfs) during the 25-year event, and 0.30
cfs for the 100-year storm event.

Based on conceptual level design and projected flows, the peak on-site runoff will enter Ash Canyon Creek well
prior to peak off-site flows. Because runoff from the proposed site is less than off-site flows, no adverse impacts
to storm drain infrastructure or downstream properties is anticipated as a result of the proposed development.
Onsite detention is not proposed due to the project’s proximity to Ash Canyon Creek.

Storm water from the developed site will be collected in a series of curb gutters along the on-site roadway within
Adams Estates. The gutters will convey storm water to proposed catch basins and an outlet pipe at Longview Way,
then into Ash Canyon Creek on the south side of the property. To improve storm water quality and reduce the
peak flow of the stormwater flowing toward the outlet pipe, a series of curb cuts are proposed to route the
stormwater through landscaped low impact development treatment areas at the back of the curbs. Proposed
storm water improvements for the development are shown on Figure 9 (Page 12).

Because the Adams Estates project is partially located in a floodplain, flood mitigation measures are proposed to
prevent flood impacts to the proposed development. These mitigation measures include a swale west of the
proposed lots that will collect flow generated from the undeveloped west portion of the property and nuisance
flow from the north of the property. This swale will direct existing flow that would otherwise go across the
property into the Ash Canyon Creek at a more specific location. A redundant mitigation measure in the form of a
berm adjacent to the swale will provide additional flood protection for the developed lots on the Adams Estates
site. These proposed mitigation measures are shown on Figure 9 (Page 12). A FEMA Letter of Map Revision (LOMR)
study will be required to remove the westernmost lots from the floodplain. The complete Conceptual Drainage
Study is included as a part of this report as Appendix H.
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REQUIRED FINDINGS
The following findings as identified in Carson City Municipal Code are addressed in support of the Planned Unit
Development for Adams Estates. Each finding is listed in italic type below and is addressed in bold type

immediately following each finding.

Tentative Subdivision Map Findings (CCMC 17.01.005):

1. Environmental and health laws and regulations concerning water and air pollution, the disposal of solid waste,
facilities to supply water, community or public sewage disposal and, where applicable, individual systems for
sewage disposal.

The disposal of solid waste, water supply, and public sewer have been considered as a part of the proposed
project. Solid waste disposal service exists in the area through Waste Management and is available to serve
the project site. Water and sewer mains are located in Longview Way adjacent to the project area and are
also able to serve the proposed project.

2. The availability of water which meets applicable health standards and is sufficient in quantity for the
reasonably foreseeable needs of the subdivision.

Adequate water rights are available through Carson City for the project as a part of the Public Works’ water
facility connection fee.

3. The availability and accessibility of utilities.

The proposed project is located on an infill parcel within the existing service areas for water, sewer, power,
natural gas, telephone and cable. All services are available for the future project.

4. The availability and accessibility of public services such as schools, police protection, transportation, recreation
and parks.

The proposed project will be served by Bordewich Bray Elementary, Carson Middle, and Carson High
Schools. Both Bordewich Bray and Carson Middle Schools are located within 1.5 miles of the project area.
Police and fire services are also available and currently service the area of the proposed project. Existing
public streets serve the neighborhood where the project is located and will provide vehicle and pedestrian
connectivity. Approximately 3.75 acres of common open space is proposed as a part of the project. This
common area is directly adjacent to the Carson City open space and trails system and will connect to the
existing Ash Canyon Creek trail. Finally, there is a public park located at the corner of Longview Way and
Bristol Place that is within walking distance of the proposed project. This park has a play structure and
shade structure, horseshoe pits, and grass fields.

5. Access to public lands. Any proposed subdivision that is adjacent to public lands shall incorporate public access
to those lands or provide an acceptable alternative.

The project is located adjacent to Carson City open space and proposed to provide access by connecting to
the Ash Canyon Creek trail system.

PAGE 13
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6. Conformity with the zoning ordinance and land use element of the city’s master plan.

The project proposes 12 single family parcels at a density of one unit per acre, which is consistent with the
SF1A zoning district. The parcel sizes are no smaller than 29,300 square feet in compliance with the
provisions of the Planned Unit Development ordinance. The proposed density and zoning remains
consistent with the Master Plan land use designation which is Low Density Residential and allows for up to
three units per acre. Specific goals and policies of the Master Plan’s land use element met by the proposed
project are outlined below and addressed in the Master Plan Policy Checklist contained in this report as
Appendix I.

Goal 1.1 - Promote the Efficient Use of Available Land and Resources
Policy 1.1b — Urban Service Area

The proposed project is located within an existing urban service area and can be easily served by the city’s
water and wastewater infrastructure.

Goal 1.4 - Manage the Impacts of Future Growth within the Urban Interface
Policy 1.4a - Vehicular and Pathway Access

The proposed project provides pathway access to the surrounding open space owned by Carson City
through the creation of a trail on-site, bridge over Ash Canyon Creek, and connection to the Ash Canyon
Creek trail to the south of the project area.

Goal 1.4 - Manage the Impacts of Future Growth within the Urban Interface
Policy 1.4b - Cluster Development

Policy 1.4c — Protection of Existing Site Features

The project clusters its allowed density into smaller parcels to preserve open space and to protect the Ash
Canyon Creek as an important natural resource by keeping it on a single common area parcel.

Goal 2.1 - Encourage Diversity in Citywide Land Use Mix
Policy 2.1a — Range of Land Use Opportunities

The proposed project creates a lot size that does not currently exist within the general project vicinity
(approximately 2/3-acre lots). This lot size also provides an appropriate transition between the smaller lots

within the SF21-P zoning district to the south (1/4-acre lots) to the larger lots to the north (one-acre lots).

Goal 3.1 - Protect Environmentally Sensitive Areas
Policy 3.1b — Environmentally Sensitive Areas

The project is proposed as a Planned Unit Development to protect and preserve the Ash Canyon Creek on a
single common area open space parcel within the development.

General conformity with the city’s master plan for streets and highways.

The project connects to an existing public street within Carson City and conforms with Carson City’s master
plan for streets and highways.

PAGE 14
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ADAMS ESTATES PLANNED UNIT DEVELOPMENT

The effect of the proposed subdivision on existing public streets and the need for new streets or highways to
serve the subdivision.

The traffic generated by the proposed project is minimal at 120 average daily trips and 12 peak hour trips.
The existing roadway system including Longview Way, Kings Canyon Road and Ash Canyon Road are able
to serve the proposed project. A single private cul-de-sac street will be created to serve the project and will
connect to the existing roadway system through Longview Way.

The physical characteristics of the land such as flood plains, earthquake faults, slope and soil.

Physical characteristics of the property have been taken into consideration including Ash Canyon Creek and
its associated floodplain. The proposed lots have been clustered through the Planned Unit Development
provisions to avoid the existing floodplain wherever possible and to protect the creek. Where the proposed
lots do encroach onto the floodplain (two of the 12 lots), flood mitigation measures are proposed as well
as a requirement to complete a FEMA LOMR study. It is believed the study will ultimately result in the two
lots being located outside of the floodplain.

The recommendations and comments of those entities reviewing the subdivision request pursuant to NRS
278.330 through 278.348, inclusive.

Comments and recommendations received from entities that participated as a part of the Conceptual
Planned Unit Development process have been incorporated into the project where applicable.

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

The proposed project is located within the existing service area for the Carson City Fire Department and will
connect to the public water system for fire hydrant requirements. It is adjacent to the Wildland Urban
Interface and proposes common area open space between the interface area and the proposed lots for
added wildland fire protection.

Recreation and trail easements.

Approximately 3.75 acres of common area open space is proposed as a part of the project. This area includes
a trail with a bridge and connection to the existing Ash Canyon Creek trail system. The developer intends to
explore the possibility of dedicating the common area to Carson City to include as a part of its overall open
space program. This will ensure that the general public may continue to access the common area open
space and will help to preserve the Ash Canyon Creek, as well as address flood concerns during large storm
events.

Planned Unit Development Findings (CCMC 17.09.050):

1

In what respects the plan is or is not consistent with the statement of objectives of the planned unit
development ordinance;

The proposed project is consistent with the objectives for Planned Unit Developments which states that

Planned Unit Developments are intended to encourage a more efficient use of the land and public/private
services in Carson City, to preserve or provide open space, and to protect natural resources.

PAGE 15
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Utilizing an infill parcel for development represents an efficient use of existing land and enables the use of
existing public and private services for the future residents. Clustering the allowed density of the parcel into
smaller parcels as is allowed by the ordinance creates additional open space opportunities for Carson City
and protects natural resources by creating a single parcel for the project’s segment of the Ash Canyon Creek.

The extent to which the plan departs from zoning and planned unit development regulations otherwise
applicable to the property, including but not limited to density, size and use, and the reasons such departures
are or are not deemed to be in the public interest;

The proposed project does not depart from the standards and regulations applicable to the parcel under
the SF1A zoning district or the Planned Unit Development ordinance. All provisions with regard to proposed
use, density, lot size, open space requirement, setbacks, and building height meet current code standards.

The purpose, location and amount of the open space in the planned unit development, the reliability of the
proposals for maintenance and conservation of the open space and the adequacy or inadequacy of the amount
and purpose of the open space as related to the proposed density and type of residential development;

The project contains approximately 31 percent common open space which is proposed to remain native
with the exception of the creation of a trail connection to the Ash Canyon Creek trail and the construction
of a pedestrian bridge over Ash Canyon Creek. This use is consistent with the existing open space that
surrounds the parcel. The developer intends to explore dedication of the open space to Carson City for
inclusion in its overall open space program. This will ensure continue public enjoyment and will allow
Carson City to own and maintain the segment of the Ash Canyon Creek located on the property. In the event
that Carson City does not take ownership of the open space, the homeowners’ association for the
development will own and maintain the open space.

A physical design of the plan and in the manner in which such design does or does not make adequate provision
for public services, provide adequate control over vehicular traffic, parking requirements, and further the
amenities of light and air, recreation and visual enjoyment;

The proposed physical design of the project takes into account public services, all of which are available for
this infill site. Vehicular traffic and parking requirements are addressed through creation of a roadway that
will connect to existing public streets and is wide enough for on-street parking. Light, air and visual
enjoyment are ensured by maintaining the setback, height and open space requirements of the underlying
SF1A zoning district and the Planned Unit Development ordinance. Recreation is addressed by providing
more than 30 percent of the project as common open space including a trail connection and pedestrian
bridge over Ash Canyon Creek.

The relationship, beneficial or adverse, of the proposed planned unit development to the neighborhood in
which it is proposed to be established;

The proposed project is beneficial to the neighborhood in which it is proposed to be established. It does not
increase the density allowed by the Master Plan or the SF1A zoning district. The proposed development is
similar to those that exist in the project area to ensure neighborhood compatibility in lot size, amenities,
development standards, and architecture. The proposed common open space provides additional
recreational opportunities and trail connections for the neighborhood while also preserving the Ash Canyon
Creek on one parcel for single-entity maintenance and continued enjoyment by the general public.
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Regarding concerns about the proposed development in a portion of the floodplain and the intended
mitigation measures, the project will be designed in accordance with Carson City Code and FEMA
requirements related to development within a flood plain and mitigation of impacts to the flood plain due
to the proposed development.

By extending the current FEMA approved flood modeling study further upstream (the current model stops
160 feet from the western property boundary), the 100-year flood boundaries will be more accurately
reflected. The project’s engineer has completed preliminary efforts on this extension of the modeling that
has been coordinated with Carson City’s Flood Plain Manager prior to this submittal.

Based upon the updated modeling/mapping limits, it is believed that the actual development of the lots
will be placed outside the 100-year flood zones; thereby, not having development within an actual flood
plain or having any impact on the actual flood plain. The only area expected to encroach on the actual flood
plain would be near the Longview intersection at back of walk which will be accounted for in the design to
mitigate any impacts to this area. The project will provide for open space along Ash Canyon Creek that is
proposed to be dedicated to Carson City to allow the City to have full ownership and control of the creek
flood hazard area. This will provide a benefit for future maintenance and protection from flooding related
to Ash Canyon Creek versus having multiple owners and responsibility for maintaining the creek.

In the case of a plan which proposed a development over a period of years, the sufficiency of the terms and
conditions intended to protect the interest of the public and the residents of the planned unity development in
the integrity of the plan.

The project is not proposed for development over a period of years. The subdivision improvements will be
completed in one phase and will create 12 individual parcels for custom home sites. The custom home site
construction may take place over a period of years depending upon market demand and absorption, but
the actual subdivision improvements will be completed at one time.
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Appendix A

Planned Unit Development
Application

APPENDIX A
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Appendix B

11x17 Reduced Tentative
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