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   STAFF REPORT   
     
     
 
Report To:  Board of Supervisors     Meeting Date:  July 21, 2016 
 
Staff Contact:  Hope Sullivan, AICP, Planning Manager 
 
Agenda Title:  For Possible Action: To approve a request from State Street Development LLC (property 
owner: State Street Development LLC) for a Tentative Planned Unit Development to create 105 single family 
attached residential lots, including a request for a reduction in perimeter setbacks, a reduction in the minimum 
lot size, the use of a modified parking standard, and a Special Use Permit to allow a residential use on property 
zoned General Commercial (GC), located at State Street, APN 002-441-23.  
 
Staff Summary:  Pursuant to Section 17.09 of the Carson City Municipal Code, the applicant is seeking to 
create 105 attached residential lots on a 7.8 acre site located on the west side of State Street.   
 
Agenda Action:  Formal Action/Motion   Time Requested:  30 minutes 
 
 

Proposed Motion  
“I move to approve a request from State Street Development LLC (property owner: State Street Development 
LLC) for a Tentative Planned Unit Development to create 105 single family attached residential lots, including a 
request for a reduction in perimeter setbacks, a reduction in the minimum lot size, the use of a modified parking 
standard, and a Special Use Permit to allow a residential use on property zoned General Commercial, located at 
State Street, APN 002-441-23, based on the findings and subject to the recommended conditions of approval 
contained in the memorandum dated July 8, 2016 from the Planning Manager.” 
 
Board’s Strategic Goal 
Quality of Life 
 
Previous Action   
The Planning Commission conducted a public hearing on the subject request at its meeting of June 29, 2016 and 
recommended approval based on the ability to make the required findings and subject to conditions.  
 
Background/Issues & Analysis   
See memorandum from the Planning Manager dated July 8, 2016 and the staff report to the Planning 
Commission dated Jun 29, 2016. 
 
Applicable Statute, Code, Policy, Rule or Regulation   
NRS Chapter 278A (Planned Development), CCMC Sectin 17.07 (Findings), CCMC Section 17.09 (Planned Unit 
Development), CCMC Section 18.02.080 (Special Use Permits), CCMC Section 18.04.135 (General Commercial) 
 
Financial Information 
Is there a fiscal impact?     Yes       No 

If yes, account name/number:        

Is it currently budgeted?     Yes       No 
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Explanation of Fiscal Impact:        

Alternatives   
Do not approve the requested TPUD, and articulate what findings cannot be made in the affirmative. 
 
Request additional information, and refer the application back to the Planning Commission. 
 
Board Action Taken: 
Motion: ______________________________ 1) _________________ Aye/Nay 
                   2) _________________ ________ 
           ________ 
           ________ 
           ________ 
           ________ 
___________________________ 
     (Vote Recorded By) 



 

 
 

MEMORANDUM 
Board of Supervisors Meeting of July 21, 2016 

 
TO: Board of Supervisors 

 
FROM: Hope Sullivan, AICP 

Planning Manager 
 

DATE: July 8, 2016 
 

SUBJECT: T P U D - 1 6 - 0 5 3 :  C o n s i d e r a t i o n  o f  a request from State Street 
Development LLC (property owner: State Street Development LLC) for 
a Tentative Planned Unit Development (TPUD) to create 105 single 
family attached residential parcels, including a request for a reduction 
in perimeter setbacks, a reduction in the minimum lot size, the use of a 
modified parking standard, and a Special Use Permit to allow a 
residential use on property zoned General Commercial (GC), located at 
State Street, APN 002-441-23.  

 

 
 

Carson City Planning Division 
108 E. Proctor Street

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

 

At its meeting of June 29, 2016, the Planning Commission reviewed a request from State 
Street  Development  for  a TPUD to create 105 s ingle family at tached 
res ident ia l  lots on a 7.80 acre site located on the west side of State Street.  Included in the 
request is a request for a Special Use Permit to allow a residential use on property zoned 
General Commercial, the use of a modified parking standard, a reduction in the perimeter 
setbacks, and a reduction in the minimum lot size for property located on the west  

 
At the conclusion of the public hearing, the Planning Commission voted (5 - 1, 1 absent) to 
recommend approval of TPUD-16-053 based on the ability to make the required 
findings and subject to the following conditions of approval. 
 
Note staff is recommending two modifications to the conditions recommended by the 
Planning Commission.  Additional language proposed by staff appears with an 
underline, and language proposed to be deleted appears with a strike through.  The 
first modification is inclusion of the following condition that is recommended in the 
applicant’s traffic analysis for the purpose of improving operation of the intersection 
of State Street and E. William Street: 
 
The southbound leg of the intersection of State Street and E. William Street must be 
striped to have separate left and right turn lanes.  Striping must be shown in the 
construction plans prior to approval of a construction permit. 
 
The Planning Commission discussed inclusion of this additional condition, but did not include 
it in the final motion.  Staff believes the lack of inclusion of this condition was an oversight, 
and does not represent disagreement with the condition.   
 
The second modification is to encumber the property to the south with a ten foot “no-
buildings” easement as opposed to a ten foot “public utility” easement.  The applicant offered 
to encumber the southern property with a ten foot public utility easement so as to meet the 
intent of the required twenty foot perimeter setback.  Since the Planning Commission 
meeting, the applicant has asked to modify the easement to a “no build” easement.  Staff 
finds that the modified language continues to meet the intent of the twenty foot perimeter 
setback. 

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

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

 
2. The applicant shall provide construction plans to the Engineering Division for all required 

on-site and off-site improvements, prior to any submittals for approval of a Final Map.  
 
3. Individual homes will require application for a Building Permit, issued through the Carson 



City Building Division. This will necessitate a complete review of the project to verify 
compliance with all adopted construction codes and municipal ordinances applicable to 
the scope of the project. 

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

the entire site. 
 
5. Hours of construction will be limited to 7:00 a.m. to 7:00 p.m., Monday through Friday, 

and 7:00 a.m. to 5:00 p.m. on Saturday and Sunday. If the hours of construction are not 
adhered to, the Carson City Building Division will issue a warning for the first violation, 
and upon a second violation, will have the ability to cause work at the site to cease 
immediately.  

 
6. A Final Map, prepared in accordance with the Tentative Map, must be approved and 

recorded within four years after the approval of a Tentative Map unless a longer time is 
provided for in an approved development agreement with the City.  

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

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

 
8. The applicant shall provide notification to any prospective homebuyer that the 

development lies within the General Commercial zoning district and may be subject to 
commercial activity and noise not typical in a standard residential development.  The 
applicant shall require all homebuyers to sign a statement acknowledging the existence 
of this zoning prior to the purchase of their home. This statement shall be recorded along 
with applicable purchase documents for the home. 

 
9. The applicant shall submit street light fixtures for review and approval by the Planning 

Division. 
 
10. The houses within this development will be subject to the collection of Residential 

Construction Tax. 
 
11. The Parks and Recreation Department will not have maintenance responsibilities for the 

PUD’s common open space, trails, and landscape areas. 
 
12. No on street parking will be allowed based on the proposed design in order to maintain a 

clear width of 20 feet. All on street areas not identified for driveways or parking must 
have signage meeting Design Engineering and Fire Department requirements saying 
“No Parking-Fire Lane.” 

 
13. The property identified by APN 002-441-21 and located to the south of Lots 25 – 33 shall 

be encumbered along the northern property line that will exist after the transfer of the 
“area to be acquired” with a ten foot public utility “no building” easement with a 
prohibition of building above grade within the easement.  Fencing, subterranean and at 



grade improvements, including paving and drainage improvements, are permitted in the 
ten foot “no build” easement. 

 
 
The following shall be included in the design of the Improvement Plans:  
 
14. A detailed landscape plan demonstrating compliance with Division 3 of the Development 

Standards must be submitted prior to issuance of any improvement plans. 
 

15. A supplement to Page L1 detailing the derivation of all open space provisions and 
demonstrating compliance with City open space requirements must be submitted prior to 
issuance of any improvement plans. 

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

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

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

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

 
18. The project must comply with 2012 IFC and Northern Nevada Amendments. 
 
19. The detention basin must be shown as private in the final map and any construction 

plans.   
 

20. The detention basin must be privately maintained.  Proof of an enforceable maintenance 
agreement must be provided prior to issuing a building permit.   

 
21. Streets are shown as having a cross slope.  This must be changed to reflect a typical 

street section with a crown, per Carson City Standard Details in the final map and any 
construction plans. 

 
22. The water system analysis must address the possibility that the buildings will have fire 

sprinklers.  This must be added to the analysis prior to issuing a building permit. 
 
23. Sewer, Water, and Storm drain mains that are not located in streets must be within 20 

foot wide utility easements.  This must be shown on the final map and any construction 
plans. 

 
24. Dead-end water lines can have no more than 15 customers.  A loop may be created 

from the east end of Street E to the intersection of Streets A and B, the water main in the 
utility easement along the property’s south border, or some other location.  This must be 
shown in the final map and any construction plans.   

 
25. The minimum sanitary sewer main slope of 0.4% is undesirable.  The slope must be 

increased to maintain self-cleansing velocities if practicable.  Connecting to the sewer 
main in the public utility easement along the property’s south border in addition to the 
main in State Street, may make increasing the slope practicable.  This must be reflected 



in the sanitary sewer main analysis and the final map and any construction plans.   
 
26. Dead end sewer mains on E Street must have at least 0.5% slope, this must be shown 

on the final map and any construction plans. 
 

27. Landscape drawings for the building permit must show a clear line of sight triangle, and 
trees must be at least 10 feet from sewer and water mains. 

 
28. Applicant must show NV Energy approval for locating drainage facilities adjacent to and 

below existing power poles prior to issuance of a building permit.   
 
29. The ADA access ramps must line up with each other in sidewalks, and directional ramps 

must be used when applicable.  This must be shown in the final map and any 
construction plans. 

 
30. The drainage report does not consider the entire roughly 32 acre drainage area.  It does 

not indicate a clear 100 year flow path, not impacting any structures for the project or 
downstream properties.  The report also does not address maintenance and access for 
maintenance of drainage structures.  The drainage report must be amended to address 
these issues prior to issuing a building permit. 

 
31. Street drainage in front of lot 36 would need either a valley gutter or drop inlet to flow to 

the east.  This must be shown in the final map and any construction plans. 
 
32. Flows entering the project area from the west near lot 33 must be captured.  This must 

be reflected in the final map and any construction plans. 
 
33. Access must be provided to drainage facilities located west of the project.  This must be 

shown on the final map and any construction plans. 
 
34. Street sections must have minimum dimensions per standard detail C-5.1.9.1, this must 

be shown in the final map and any construction plans. 
 
35. The southbound leg of the intersection of State Street and East William Street must be 

striped to have separate left and right turn lanes.  Striping must be shown in the 
construction plans prior to approval of a construction permit. 

 
 
The following shall be conditions to be completed prior to obtaining a Construction 
Permit or Final Map: 
     
36. Final improvement plans for the development shall be prepared in accordance with 

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

 
37. The project must comply with the adopted 2012 IFC as amended. 

 
38. The applicant shall obtain a dust control and stormwater pollution prevention permit from 

the Nevada Division of Environmental Protection (NDEP). The site grading must 
incorporate proper dust control and erosion control measures. 

 



The following must be submitted or included with the Final Map: 
 
39. All Final Maps shall be in substantial conformance with the approved Tentative Map. 
 
40. The following notes shall be added to the Final Map: 
 

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

 
B. All development shall be in accordance with the Mills Landing Planned Unit 

Development (TPUD-16-053). 
 

C. The parcels created with this Final Map are subject to the Residential Construction 
Tax payable at the issuance of Building Permits for residential units. 

 
41. A copy of the signed Notice of Decision shall be provided with the submission of any 

Final Map.  
 
42. The applicant shall provide evidence to the Planning Division indicating the all agencies' 

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

 
43. All streets within the boundary of the subdivision shall be named in accordance with 

Carson City Development Standards, Division 22 – Street Naming and Address 
Assignment. Street names shall be reviewed and approved by Carson City GIS and shall 
be shown on the Final Map. 

 
44. The District Attorney shall review any CC&Rs prior to recordation of the Final Map. 
 
45. All trails shall be non-motorized and dedicated for public use.  The applicant shall 

provide, as part of the final map a document for recordation demonstrating that the trails 
are non-motorized and available for public use and that there will be no changes to 
these uses unless approved by the Board of Supervisors.   

 
The following conditions are applicable to Building Permits for the individual homes: 
 
46. All projects and improvements must be performed in accordance with Nevada Revised 

Statutes (NRS) 623 and 624 and Carson City Municipal Code (CCMC) 15.05.020. 
 
47. All repairs, replacements and alterations must have property Building Permits and 

comply with International Building and Residential Codes, Uniform Plumbing Code, 
Uniform Mechanical Code or International Mechanical Code, Fuel Gas Code, National 
Electrical Code, Adopted International Energy Conservation Code, and Northern Nevada 
Amendments. 

 
48. All contractors are required to carry State and local license. 
 
49. All designs must comply with the Geotechnical Report Update prepared by ENGEO, 

dated April 29, 2016, project number 7217.000.000.  This includes the required building 
separation from the fault, as well as the construction techniques for the retaining walls. 

 



50. Building Permit fee valuation is based upon the International Code Council Building 
Journal Index most current February issue.    

 
51. A developer can use a master/standard plan approach for the build out.    
 
52. Depending on the final building design, fire sprinklers may be required. 
 
 
 
Attachments 
June 29, 2016 Report to Planning Commission with Attachments 
Late Material Provided to the Planning Commission at its meeting of June 29, 2016 
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