L SR ~ City of Carson City .
: Agenda Report

. Date Submitted: December 12, 2006 Agenda Date Requested: December21,2006 = oL
Tﬂ 'j.'-'-Ma\:jmf'énd'Bnhfﬂ afISupErvisurs - L
- From: Plannmg and Comnaunity Development

Suhject Title: Action to approve a Tentative Common Open Space Subdivision Map App_licétioﬁ'_ B

known as Summer Hawk from Capitol Engineering (property owner: Stanton Park Dé‘w:'impmeg_t_ B e
and Hansler, LLC) to allow construction of 201 residential units on approximately 75 acres with -~ LU

- -approximately 473 acres in open space totaling approximately 548 acres on property zoned -

. Conservation Reserve (CR)/Single Family 12,000 (SF 12) and to allow a lot size reduction fom -~
‘the Conservation Reserve (CR} and Single Family 12,000 {(SF12) standards to-an 8,000 square . ST

- foot minimim ot size, in addition to a reduction in sethack/lot width standards. This -

S dé?&_lﬂipﬁiént is located approximately 1,030 feet west of the intersection of Rhodes andf'ﬂt_iujih:
 Curry Street - APN’s 009-021-02, 009-031-01, 02, 07, and 009-151-01. (File TSM-06-203).

Staff Summary: The Tentative Subdivision Map is for the proposed common open space . -
development known as Sumimer Hawk. The request would allow subdivision of five parcels into T
201 residential lots with approxiiately 473 acres as parkland and open space totaling 548.2 acres, .
: '__'a;apr_b;sthﬁ_ately 1,030 feet west of Rhodes Street/Curry Street intersection. S
Type of Action Requested: SRR e
€ JResolution - { )YOrdinance ~ =
R '(X}:Fannal_ﬁctiu@%lﬁtion_ i { ) Other (Specify) L
- Does This Aéti&nRequifé'A Business Impact Statement: o }Ye’s“ [X’}Nﬁ- o
_ -_Piahﬁiﬁg'bﬁm's‘ian-Aci:ifm: Recommended approval 6 Ayes, 0 Nays and I absent af the N
- regularly scheduled Planning Commission Meeting of November 29, 2006. R

'Rﬁtnﬁihiéﬁded Beard Action: I move to appmire"ci Tentative Common Open Space Subdivision

. Map Application known as Summer Hawk from Capitol Engineering (property owner: Stanton Park

- 009-021-02; 009-031-01, 02, 07, and 009-151-01. (File TSM-06-203).

‘Development and Hansler, LLC) to allow construction of 201 residential units on approximately 75 o
- acres with approximately 473 acres in open space totaling approximately 548 acres on property zoned
~ Conservation Reserve (CR)/Single Family 12,000 (SF 12) and to allow a lot size feduction from the -
- Conservation Reserve (CR) and Single Family 12,000 (SF12) standards to an 8,000 square foot |
- minimim lot size, in addition to a reduction in setback/lot width standards. -;This'de#‘&lnpment.is_ T o
- located approximately 1,030 feet west of the mtersection of Rhodes and South Curry Street . APN’s e
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'Ex'p_iﬁ.ﬂatinn for Recommended Board Action: With the recommended conditions of apprﬁml,‘_ . ' : o

the proposed subdivision meets alt of the city requirements for subdivision of property within the

- Conservation Reserve (CR)/Single Famity 12,000 (SF12) zoning districts. Therefore, the Planning ; % |

: Comm_issiuﬂ and staff recommend that the Board of Supervisors approve the Tentative Comimon
- Open Space Subdivision Map known as Summer Hawk. See attached Planring Commission staff
- report for additional information.. - T

| A@.piicablé_ Statute, Code, Policy, Rule or Regulation: CCT»-IC 17.05 (Téntaﬁﬁe E-i.ﬁp's}, S :' ':5 o o

©18.02.050 (Review). .
E ..-F:E_Silal'ilﬁiiﬁbt: NA-

- Explanation of Impact: N/A
-Funding Source: N/A

'_:Ait‘e;r."i.ﬁitifesi:' 1) ﬁ‘ény TSM-06-207 or, 2) Refer back to staff and'Piénﬂm'g' Commission for .
. further review. _ _ Rt

Supporting Material:
- Staff Report .
. Case Record
Maps:

_Pf'eﬁﬁ-l‘éﬂ By: Jennifer l‘umt, Senior Planner and Donna Fuller, Administrative Services Manager Ll

Reviewed By: / % Lldprd . Dae /2 S0 S
LR ialter Sillivan, Plasning & ot ity Dievelopment Dicectarh I
e ' Date: .~
~ Date: . fZ/fZ-ﬂ_’)Céﬁ'__:

S oo C Date: 49-19-0lp o IR

Iﬁifﬂcl‘:ﬁn"(?if}r Enﬁnéer_]l

L L {!ﬁeiaﬁi& Brukettz, Chief Deputy District Attorney)

 Board Action Taken:

o Mefiem D CAyeNay

| _ {f‘-’fote_ Récor&ed By}




REWSED '

' ': STAFF REPURT FOR THE PLANN[NG COMMISSION ﬁﬂEETING GF NUVEMBER 29 2[}&6

o _.FILE ND - 'Tsm;as_zu's |

B REQHEST

‘SUP-06-204 I o
VAR-06-205 -

S STAFF AUTHORS Heada Eskew Herrmanﬁ hssastant Pﬁanner

Jennifer Pruitt, Senior Planner

oA Tentative Map for a Gommon Open Space Development- "‘Summerhawk cenmstang of 20? ssngle -

family dwelling units, and 86.2% common areas and opeh space on 548.2 acres, in the Rhodes. .
'Sireethurr}f Street vicinity, Assessor's Parcel Numbers 008-031-01, 02, -07, 009-021-02 and 008- 151~ S

LYk

- R Y Spemai Use F'ermlt to allow’ mmpilance itk t]‘re Carson Cit}f Hillside Ordmarace and to aliow a

_ _temporar“,r sales tract office (mode! homes on lots 1, 2, 66 and 67) and flagpales.

3.7 AVariance request to allow the minimum lof size to be reduced from the CR and SF‘12 standards to an s
o B,000 square foot minimum, The proposed setbacks will be in compliance with SF12 setbacks. Variation . S

-"to the CR setbacks are incorporated within the Variance request,

APPL!CANT - -Capltal Engme-ermg' ' | |
”OWMERS | * Hanser, LLC and Btantsh Park E}eve.[o.pnﬁenlt Inc.
.'_.-LDCATI{}N o ) Rhﬁdeé S-treef and Curry Street | .
:_':-APN{S}' | '_ 009031 101, -02, -07, 009-024-02 and 009-151-01
| .RECGMMEMDED MDTIDN

“I move tn recommend to the Board of Supervisors. approval of a Tentative. Subdmsmn =

- Map, TSM-06-203 {Summerhawk Development). an application from _Capital

- lot width, and lot setback requirement within the subdivision, a Special Use Permitto
- allow compliance with the Carson City Hillside Ordinance and to allow a temporary
- sales tract office {model homes on lots 1, 2, 66 and 67} and flagpoles and a Variance =

Engineering, owners: {Hanser, LLC and Stanton Park Development Inc.)to allow a
Common Open Space Development of 201 residential lots and variances for lot area, -

to-allow minimum lot size reduction from the Conservation Reserve (CR) Sindle Family -

-12,000{SF12) standards to an 8,000 square foot minimum lot size. in addition to a =
~ reduction in setback/lot width standards on prope RIS
~ and Conservation Reserve (CR), located west of Rhodes Street, Assessor's Parcel = -
Numbers 009-031-01, -02, 07, 009-021-02 and 009-151-01 based on required findings
~and subject fo the recommended conditions of approval contained in the staff report.”

zoned Single Family 12,000 (SF12
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S TEMAOE-203T 0

L BUP-08-204
- VAR-DG-208 .
_ Movermber 29, 2006

Paged. . .

' TENTATIVE SUBDIVISION MAP RECOMMENDED CONDITIONS OF APPROVAL B

L -'Thé"ftj;l_ibwin-g shail be completed pﬁor' to submittal of é:Unstmcticnzfémﬁrhvémént -

 plans or finalmap: .~

~ The applicant must sigh and return the Notice of Decision / conditions of approval.
~within 10 days of receipt of notification. If the Notice of Decision is hot sighed.and -
“returned within 10 days, the item may be rescheduled for the next Planning
. -Commission meeting for further consideration. . . R

ﬁhy'iésues-inmwing downistream users of existing irrigation ditches shall be resolved

. -prior to improvement plans or submittal of the first final map. RS

'-_-"3Théf_appifi'cant' shall follow all recommendations contained in the pmject-'seﬁis'an'd. B
. -geotechnical report. Two copies of the report shall be submitted with any improvement -
“plans. e L e

- The applicant shall adhere to all Carson City standards ‘and requirements for water -
- and sewer systems, grading and drainage, and street improvements, as outlinedinthe: .

“Development Standards and other applicable Divisions and as required by the

- Standard Specifications and Details for Public Works Construction, as adopted by

- Carson City. No deviations from the standards are allowed unless specifically noted -

- on the approved tentative map. . U

g -:'T;hé'appiicant shall obtain a dust control and stormwater pcﬂiution.pre'vemioh pafm'-i*-t' L
- from the Nevada Division of Environmental Protection (NDEP). The site grading must
_E'nc:orporat-e'propea’_dust control and erosion control measures, R

The revised ten’sat‘mé'rﬁaﬁ shall be reviewed and signed by the Planning Directorand

. City Engineer. o _ S

.~ The applicant must show frontage improvements required on Curry Street along the

- Ruf property in accordance with existing Development Agreements with the City.
g Fi'nal imprﬁvlement plans for the development shall .bé'prépared in accoidance with

- CCDS Division 19 and the Standard Specifications and Details for Public Works
-+ Construction, as adopted by Carsan City. e e T e

- The applicant shall obtain a dust control and stormwater poliution prevention permit L
~ . from the Nevada Division of Environmental Protection {NDEPY}. The site grading must -
'.:j:'i’ncorparate proper dust control and erosion control measures. o T,
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. StaffReport.
- TSM-06-203
- SUP-55-204

O VAR-DB205
Movember 282006 - - -

o Pages

;T-he fcifﬁﬁing'ﬁhali be included in the design of the improvement plans: =

St.féét'iig'htfﬂ-g is required along all frontages in ':a't:cardi'an'dfe_WEtﬁ“CarSen?-C;itjf-: '

- Development Standards (CCDS) 12.14.

11,

13, Onsite storm runoff detention shall be sized to limit flows from a 5-year storm (Q5)to

- flood through the site. LR TN

15

18,

AT

18
: - approve all on-site and off-site improvements.
19. A
.- Nevada Health Division prior to approval of a final map.

20,

~Inaccordance with CCDS 12.10 and 12.11.10, pavement sections shall be basedon
' subgrade strength values determined by Resistance {R)Value or California Bearing - =~
- Ration (CBR) as shown in the Soils Engineering Report. Refer to CCDS Division 17

- for soils report requirements. In no case shall the proposed pavement section beless
~ - than the minimum section prescribed in standard drawing C~1.11. .

'Sto'rr.n"drain'agéz facility improvements shall be des_igned in accordance with CCDS

- Divigion 14. A Technical Drainage Study is required with submittal of Improvemeant
Plans in accordance with CCDS 14.9 through 14.10.. PR LR

- their pre-developed condition, in accordance with CCDS 14.1.8.
“The storm drainage &esigri'shaif consider mutihg' of the pot'én'iééf upstream fﬂﬁ-yé&r '

- In accordance with CCDS 15.3 water mains shall be analyzed to determine system =~

- capability to-provide adequate flows and pressures, and sewer mains: shall be I

- .-analyzed to determine system capability to provide capacity for the ultimate tributary. -
- -population. These analyses shall be prepared by qualified Nevada Civil Engineers. . -

deterr_}jiné whether bus stops should be located on the site.

The 'ap}jiizciahi shall coordinate with the focal school district the Planning Division to

. The following shall be completed prior to submittal of any final map: o

Prior to submittal of any final map or parcel maps, Development Eﬂgin‘eérihg shall

_A’j"'wm serve” letter from the water and wastewater utilities shall .i::e'pm'vid'ed to'the .

o '.P'rf_ﬁrto the recordation of the final map for any phase ¢fthe prdje'ct; the improvements ;' SR |
_associated with said phase must either be constructed and approved bythecity,orthe
- specific performanqeof said work secured by providing the city with a proper surety - B

_-T_fhé ahﬁﬁc_ﬂnt shall coordinate with the local postmaster, Engineering Division and
- Planning Division for review and approval of the details and locations of mailboxes. . -
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in the amount c:f 1513% raf the engmeers eshmate n eather case upon accragatance of TEL
- the improvements by the city, the developer shall provide the city with a propersurety -
~lin the amount of 10% of the engineer's estimate to secure the Developers obligation

- ““to repair defects in workmanship and materials which appear in the work Wi‘thln one s

3_ -year of acceptance by the city. . o :

' -_The foilawmg shall be included with the submittal of construntnonf;m provement plans j o

or submlt‘tal of a final magp:
.. street frontages and five foot wide Public Utility Easements along all side and rear lot: SRS R
‘lines. o . - _ R

R )
93

24

The pians and f"nal map shall reflect 10 foot wsde Public Ui‘:ilty Easements a!cmg all S

o Each phase of the deveiopment waEJ be requsrerzf to submit a setof smprwement ptans SN
o -_for all on-site and off-site improvements necessary to ﬂompEete that spemf c phase '

'_E'PEacement of il utiliies shall be underground within the development with. ﬁ-:e S
' _;excenfmn of the ex;sa.‘mc;f overhead powerline. o

_._imprcvement plans for the final map phase that includes the 120th residential lot shall o
include all remaining improvements for open space, park areas and paths for the 07

o - entire development. Park, open space and path improvements shall be constructed - -

- or bonded for prior to recording the final map; however, a notice of completion forall

: park, open space and path improvemernits must be issued prior to issuance of buaidmg _ B
aa permlts fc:-r the 96th 120”’ or subsaquent residential lots, - g

25,

Al fencmg on-corner lots must meet sight distance area requlrements ef CCMC-_ s g

o Development Standards Division 1, Land Use and Site Desngn

28

Al Iandscaping pmpased within the subdivision on site shail be in compllance wrth e

- 'CCMC Development Standards Division 3, Landscaplng

27 ..'The devel oper must meet all applicable Ioca! ‘state and federal enwroramental R

".__standards

29’-,_

_ Mummpaf water and sewer facalmas as wefi as natura[ gas eiectnc and cabEe' o
-"Eefewsmn semces must be extended to serve the deve!opment a '

k 'The foilowang must be submitted or inciuded with the final subdmamn map

The final map{ }shaiE be in substantsai accord wath thea ngve Tentatwe Map and
~the approved Tentative Map shall be signed by the Mayor Pfannmg Commassmn '

Chairman and the F’Ianmng Director.




31, Notes shall be added to the final map:

32

33,
34,
35,

- department's requirements have been satisfied, including but not limited to thelocatmn' o '
_Uf ail fire hydrants . L

Cas
37.

38. B
g mpmvements are deemed substantlaily compEete by the Caty Engmeer '

- Btaff, Report' :
TS hA-GE-203

CSUP-06-204 .

L o WARADG-205 7
- November 29, 2006
: F'age o

The map shall reﬂem that arw Iandscaped area{s} or Gpen space area(fs} mcfudmg_ :
- areas within the right-of-way, are to be maintained by Carson City and paud for: by a
- neighborhood landscape maintenance district.

o A “These pameis are sub;ect to Carson Cztys Growth Managemenf

Ordinance and all property owners shall comply with prowsmns of sald_' : 3
-ordinance.” : K

CBO Al development shall b in accnrd with Tentative Map {TSM {15-2[}3} A
~C.. "All development shall be in accord with Variance {VAR-DB 2&5)

o D. AH deveiopment shall be in accord with Spec:a! Use Permiit (SUP 06—33_':. C

-204)

©E. “Thereshallbe ho strucmres'assomafed with the reSfﬂfenf;affbts allowed .
- tobe constmctedfereatedﬂocated outside of the building anverapes-: e

- shown on this map.”

Al street names shall be reviewed and appmved by Carson Clt‘_-,-’s GES Depaﬂmeni L
- _'The approved names shall be shown on the final map. o B

:AEI other departments and State agenmes cmnd;tlons of a;}pmva] whuch are atEached e
_shaal be incorporated as conditions of approval. _ -

3 A-mpy of the signed Notice of Decision shall be pmviﬁed' -

Evidence from the City Hea ith Department and Fire Depar’cment that the applﬁcabie

- .The foi!owmg are genera[ cond‘;ilons nf approvai

-'.-Any ots andfor phased areas not pEanﬂed for Jmmed:ate deveiopmeni qul be Ieft":
o und:sturbeci and no mass grading and clearing of naturai vegetation will be ai[owed S

_ 'Ail dssturber.f areas are requwed to have a palhatwe app!ﬁed for dust r:ontro! An},f aﬂd S B
' aIE gradlrag will compiy with State and City regutatmns : S




39,
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 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, with no construction on Sunday. ifthe

. hours of construction are not adhered to, the Carson City Building and Safety Division __: o
- willissue a warming for the first violation, and upon a second violation, will have the

40,

_ '41,1"

4

S ability to cause work at the site to cease immediately.

~ AFinal Subdivision Map for the property must be recorded within two years of the date
.. of Tentative Subdivision Map approval by the Board of Supervisors. The applicantis. ¢
- responsible for complying with the required conditions of approval and submitting a =
 final map that complies with all conditions of approval at least 30 days priorto the o
- tentative map expiration date. A one-year extension of the tentative map approval -
. period may be granted by the Board of Supervisors upon written request at least 30
- . days prior to the tentative map expiration date, S

TSM-06-203 atjp'mval is contingent upon the Planning Commissidn’s'a‘p}pmval’ of both
- "of the following applications: Variance VAR-06-205 and Special Use Permit SUP-06-

. The proposed lots shall not be further parceled, split or divided in any manner that will

- -result in additional residential lots.

45,

46,

47,

_ Exterior building colors shall blend with surrounding development arid not. causs s
- wabrupt changes. Primary building surfaces (excluding trim areas] shouid be mutedor =
- earth-tone in color. Bold colors shall be avoided except when used as accent or trim.

The exterior building elevations will be subject to the review. and approval of the

- Planning Division.

. Summerhawk will utilize lighting options which include Sierra Pacific Street tights. The -~
~: lighting fixtures include a variety of designs which Sierra Pacific designs, -installs, -
- operates and maintains. All fixtures will incorporate cut-off options. S

jTh‘e'a’ippﬁcénﬂdeﬁéjdper"wiii obtain approval from the Carson City Parks and |
: Récreation Department staff regarding the finalization of the Parks and Trail sysfe_r_ns.i B

- following:

oas Vege-tatﬁén:man'agemeht:
o b Watershed management;
¢ Debris and litter removal;

Provisions shall be made to monitor and maintain, for a period of three years .. o
- regardless of ownership, a maintenance plan for the common open space area. The -
~~ maintenance plan for the common open space area shall, at a minimum, address the o

100




49,
o500
51,

B3

54

| -:f . Fire access and suppression:
. e, Maintenance of public accessand =~ . » .
~f. " Other factors deemed necessary by the Commission or the Board. -

Staft Report -
TSM-08-203
- SUP-06-204

‘Provisions shall be made for the permanent preservation and ongoing maintenance S
~of the common open space and other common areas using a legal instrument =
" acceptable to the City. T I

“Provisions shall be made to assure adequate screening and buffering of existingand -~

-~ potential developments adjoining the proposed common open space developmient.

. The applicant shall provide plans for review wand approval from the Parks and
~ Recreation Department and the Planning Division. _ ' L L

- Designated common open space shall not include areas devoted to publicor private
- vehicular streets or any land which has been, oristo be, conveyed to a public agency
- viaa purchase agreement for such uses as parks, schools or other public facilities. . -

- The Fuels Management Plan includes provisions for Defensible Space, Community .
“Defense Zones, Defensible Fuel Profile Zone identification, fire lanes and fuel breaks. -

* . The final version of the plan will be subject to final review and approval by the Carson = .
- City Fire Department and Planning Division. _ S

The applicant shall retain a qualified consultant to prepare a Fuel Ménag-&meht-iﬁlénf S
- for review and approval by the CCFD prior to final map approval. Enforcement of the
‘Fuel Management Plan shall be required of the Homes Owners Association, LMD or

S VARDB205 1 L
U Mowernber 29, 2006
‘ Fage 9 o

;.cpeh Space areas as depicted by this Tentative Map shall he dedicat-éd:'_in":the; o
- appropriate manner to the Carson City Open Space Program. . .~

- - legal instrument acceptable to the City as long as the subdivision contains 50 or more ©
. habitable lots. S . S

SPECIAL USE PERMIT RECOMMENDED CONDITIONS OF APPROVAL

~ The following shall be completed prior to commencement of the use: o
~ The applicant must sign and return the Notice of Decision { conditions of approval
- within 10 days of receipt of nofification. If the Notice of Decision is not signed and

. -returned within 10 days, the item will be rescheduled for the next Planning -
- Commission meeting for further consideration. - e

1

 The applicant (property owner and successors) must mest all of the conditions of S
- -approval and commence the use (obtain and maintain a valid building permit) forwhich =~
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this 'Permifi'sgranted within 24 manths of the date of final approval. Asingle, gne_?é'ar: el

extension of time may be granted if requested in writing to. the Planning and - i

e Permit shall become nufl and vaoid.

'._G-efnéra[' conditions required to be incorporated into the pmposea'dewbp,',._,em_-p[ah_: R

5. _'T_hi:s’-'prﬁjemt'shali'mee't fire codes and Drdinén’tespértirjeni to the buﬂding typ__e' ancl' s

‘occupancy classification.
- The following shall be submitted or included as part of a building permit application: .

. 6,

10, The flags/fiagpoles that are approved with this Special Use :Pemitﬁ-Shais'he.rémcﬁéa_ﬁ, TN

- with the cessation of the model homes.

S 1'E'.'-__':'.“--_Theté:mﬁﬂrarytfact sales office shall hé'forthe eXﬂEUéive :use'cf sé.ll'ihg Homes Iné:a'té'd-;' s

i ﬁfﬁs'.ﬂ'n.'- and off-site im'pmvem'e-n{s must confarm to City standards, requirements and . S
.. implementation timing, as required by the Development Services Engineering Division -
- and the Public Works Division. . . T -

- . The applicant must obtain a building permit for this project. Complete plans mustbe

.- submitted to the Building Department for review. Accessibility, parking and landscaping =~ -
~ are only a portion of what will need to be addressed on the plans. The Building Permit . -~
- must be issued to a Nevada State Licensed Contractar with a Carson City Business -

- License. ' S o o

- only within the Summerhawk Development.,

1 2. The hours of opération of the sales office shall be as proposed by the applicant; ﬁaﬂ}" e

. Community Development Division 30 days prior to the two-year expiration date. .~
. Should this Permit not be initiated within two years and no exﬁens.iﬂ-n.gran’zed,- the -

" All development must be substantially in accordance with the dévéidpmén‘t plans ': o
“approved with this application, except as otherwise madified by the conditions of
. .-approval herein. o Co T

L _ _Thé' 'appi'iceiﬁf must submit a copy of the Nt}ﬁdé'-ﬁf Decisiaﬁ / conditions of approval,
- signed by the applicant and owner. S . R

~ The applicant must submit landscape plans in complianice with the Carson ity
. Development Standards, Division 3 (Landscaping). R o

~ The applicant must obtain a Certificate of Occupancy and/or final inspection and e
. -approval for all required im‘prcwemgnts, . S _ e o

17




! from 10:00 am to 7:00 pm seven days a week. In the winter, the éaies office shall =
close at 5:00 pm. The hours of operation may be extended upon written request tcr the

 Staff Report

. TSM-0B-203
SUP-06.204 . &

VAROE-NE

. November29,2005 s

CPage iy oo

o Commu nity Devem,oment Director,

.~ the street frontage. It must be clearly wssbie and meet desngn criteria of the Carson S

| Outdcorllghtlng shall be residential in character. Ai!hghtsﬁurﬁés shallbe locatedand =~
~oinstalled insuch a way as to prevent spillover lighting onto adjoining prr:;pertfes and'
5 'giare to the sky. - _

The temporary trac:t sales office must be propefly adffressed with addressmg facang Lo

B City Municipal Code.

15,

SR '-center The ﬁagsfﬂagpuies shall be removed at the end of each E:susmess day
18, o |

... -satisfaction of Planning and Community Development. Any sign shall require appmval o
. -caf a szgn permlt

.'ane the mode homes are built, the ’cemporary tract sales ofﬁce must be removeﬁ
The apphcant must provide the Planning Director written documentation of the ciosure

"Gn site parkmg shall be provided to accommodate the parking generated by the el

~ proposed temporary tract sales office and model homes. The applicant will provide -

- parking options . for review and approval by the Develepment Engmeenng and_
"-.F’lann ng Dawsmns : o i

The proposed deveImpment is limited to esght ﬂagsfﬁagpnies to adentn‘y the sales:-f_: e

The temporary sales office/madel homes shal be landscaped and lighted fo- tha'

- _VARIANCE RECDMMEMDED connmoms OF APPROVAL -

The fﬂ[lawmg shali be comp!eted prior to cummencement of tha use SRR

The app scant st sign and return the Nofice of Dedision / cond[tmns of appmval _
_‘wﬁhm 10 days of receipt of notification. if the Notice of Decision is not signed and -~ .
. returned within 10 days, the item will be rescheduled for the next Péanmng_’ R
"Cnmmlssmn meeting for further consideration. S

- 'The appimantshaii meet a!l the conditions of appmvai and commence the use (obtam. S
‘and maintain a valid building permit) for which this permit is granted within 24 months - S
- of the date of final approval. A single, one- year extension of time may be granted if -
- requested in writing to the Planning and Community Development Division 30 days = :
- .-priorto the two year expiration date. Should this Variance not be initiated within two il

B years and no extension granted, the Variance shall become null and voad i
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- _--Cond'i'tiﬁn.s mqﬂi:‘ed to be Ehcbrporatéﬁ into the proposed devéldpment’ plﬁﬁ
3 Ail development shall be substamsaliy in accordame with the deveﬁopment pians e

- .approved with this application, except as otherwise moadified by the Cﬂﬂdifiﬂns of
appmvai herein. T 5 R

L4 .S'The setbacks {buuldmg anveiopes} for this develapment shail be as deplcted on the a

o :sate plan approved with this application.

5, "_'-;Ccmfarmance to the condmons of approval of SUP 06-204 and TSM Dﬁ~2D3

'6.:: - Ail lmgamvements shall conform to City standards and requarements

_ The fo!lowmg shall be suhmitted or included as partofa bu&lémg permlt appilcatmn o

N :The appllcant shall obtain a bwidmg permit from the Carscrn Caty Buuldmg and Safety Bagn

- DIVESEDI’! for the proposed construction.

8. ._The appélcant shall submat a copy of the Netme of Decas;om condmons sf appruval _' -

‘sngned by the applicant and owner.

[ 9 The apphcant shaIE obtain-a Certificate of Dccupanc\; and/or ﬂna! ms;:aec:tmn and-ﬂf -

.- approval for all requ:red improvements.

0. ;'Mmlmum lot sizes shall be at ieast 8,000 square feet

- '__LEGAE_ REQUiREMENTS COMC 17.05 {Tentatwe maps} 17.10 {Commcn Open S;Jace"

~ Development); NRS 278.330; CCMC 18.02.050 (Review); 18.02.085 (Variances); 18.04.065

~(Single: Family 12,000 district); 18.04.165 (Conservation Reserve “district) and 18.04,1890

(Ressdeniaaé Distncts Intansuty and Dimensional Standar{fsj CCMC 18.02.080 {Spemal Use o

- Permrts} _
: MASTER PLﬁE‘d DESIGNATION Open Space {OS}fL{}W Dens:ty Res:dentsai {LDR}

-EONING DiSTRiGT Smgie Famtly 12, E){}ﬂ {SF12}£Ccnsewatmn Reserve {GR)

' KEY ISSUES Dnes the: proposal meet the Tentatwe Map reqmrements‘? Do any unusual |

cwrcumstana::es apply to the subject property or the surrounding properties that justify the'_“._'-_;;.-
. variance request? Wtii the proposal cause material damage to surrounding land uses or '

' propertles’ﬁ |
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SURROUNDING ZONING AND LAND USE INFORMATION
NORTH: - Single Family 6,000 (SF6)-Residential -

SOUTH:  Public Regional (PR}-Washoe Tribe Lands

- EAST:  Single Family12,000{SF12Y o B
' . Limited Industrial (LI)/Public (P)-Residential/commercialivacarnt
WEST. - Conservation Reserve(CR}-vacant .

. SITE HISTORY -

- ‘undeveloped land with desirable Open Space attributes.

R 'C8M-08-158. At that time comments were provided to the applicant,

1.
o
3.

| SEISMIC ZONE: Zone IV (least severity of shaking potential)

-_'C')_h'-'Novemb'.er 7, 2006 the Parks and Recreation Commission took action to j.':'?_ :
. recommend approval to the Planning Commission and Board of Supervisors
-regarding the proposed park and trails plan. et

' ENVIRONMENTAL INFORMATION 3
g
2.

FLOOD ZONE: Zone C (Areas of minimal flooding)

_Page 1y

 The Carson City Open Space Plan of June 2000 identified the subject areaas
o .'-'onﬂ'.ﬁagfﬁsﬁa,'zms Clty staff conducted the required review of Conceptual Revié‘wﬁ o

~On October 9, 2006 a Lot Line Adjustment Application (LLA-06-193) was submittad S
... to the Planning Division for review and approval resulting in the collaboration of the Lo
- northern access-point to the proposed project. - S T

~ On October 16, 2006 the Carson City Open Space Advisory Board took action o
- recommend approval fo the Planning Commission and Carson City Board of . =
- Supervisors. S e

SLOPE/DRAINAGE: The site has topographical changes on the entire ‘site.. The DR :

. proposed development is in the area of minimal topographicai changes. The applicant

-~ has-provided evidence that the proposed development will not increase the off-site

-+ storm water flows from the pre-development levels. - SRRERIR
SOILS:

~ No. 32: Holbrook, very stony fine sandy loam, 4%-15% slopes
 No. 42. Koontz-Sutro Variant association, moderately steep slopes
 No.43: Koontz-Sutro Variant associafion, steep slopes. '

- SUBJECT AREA: 5482 ACRES

Total residential lots: 201 lots : S
PROJECT SITE AREA: The same as the subject area.
. -Residential lot area 47.7 acres '

15




L BUP06-204

" -Open Spacearea - 4725 acres
. -15 foot pathways 2.1 acres
-8 foot pathways .~ 1.4 acres -
- -Total park areas™ - - 5.5 acres

S Total street’road areas  18.0 acres
EXISTING LAND USE: Vacant :

'PROPCSED HOME SIZE: 3,000 square feet to 4,200 square feet

. Phase 1-86 lots _

. Phase 2-105ots o R

- 7. REQUIRED SETBACKS: See proposed building envelopes. . -
8. -  PARKING REQUIRED: = Two spaces per dwelling unit . BRI
9.. - PARKING PROVIDED:  Each unit is designed with a two-car garage.

BACKGROUND

~:On December 5, 2005, the applicant Capital Enginesring and ity staff pasticipated in a

StaffReport
T8MOS-203. 0 0

S UWARGBENS
- Mowembar 29, 2008 -
o . Pageds s

- PROPOSED LOT SIZES — Minimum 8,000 square feet (8,000sf to 17994sf)

N ‘Conceptual Review meeting (CSM-05-233) for the proposed Summerhawk Subdivision. The -

o _ original proposal consisted of 100 singie-family residential lots.

- Since the initial Conc-ep'fua;f Review, the project has been modfﬁe-d to include a total df 2017

~ residential lots. - According to the applicant, the addition of lots was made feasible bythe =

E -acquisition of adjacent parcels subsequent to the original submittal. A secaond Conceptual - L

:_ Review (CSM-06-158) was held with the applicant and city staff on August 31, 2006,

_DISCUSSION

- The proposed Summerhawk Subdivision is located at the west end of Rhodes Street in south

- Garson City. The eastern boundary of the project is located approximately 1,300 feetfromthe

- Curry Street/Rhodes Street intersection and is sited on five parcels totaling 548.22 acres. The
developed area will consist of approximately 62.5 acres {11.4% of the total land area) while -

- open space and park area combined will consist of approximately 485.6 acres (88.5% of the

proposed Summerhawk subdivision). The site follows two ravines which drain gasterty from '

the hills on the east edge of Carson City near the west end of Rhodes and Betts Strests.

- The applicant has presented this proposal as a Common Open Space Development rather

~than a Planned Unit Development in order to accommodate the split zoning and different
- zoning designations of the parcels, which consist of Single-Family 12,000 (SF12) and -

- Conservation Reserve (CR) districts, as well as to address the topographic constraintsand -
hillside development requirements. According to the applicant, Summerhawk has been = =~ .

_desigried to interconnect neighborhoods and to provide efficient connections to accommodate .

- safe vehicular, bicycle and pedestrian friendly circulation. The project has been arganizedto

- provide linkages to the surrounding community.
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 According to CCMC 17.10, the purpose of a Common Open Space Developmert is to set

forth regulations to permit variation of lot size, including density transfer {cluster) subdivisions,

. 'in order to preserve or provide open space, protect natural, cultural and scenic resources, S
* . achieve a more efficient use of Jand, minimize road building and encourage a sense of -
community. Common open space development may be allowed in any residential zoning "~

©district.

 Ananalysis of Summerhawk's slopes, soil characteristics, drainage, seismic faults and
. potential flood hazards has been provided by the applicant. The analysis shows steepslopes, -
- bedrock outcropping, drainage setback requirements and vegetation are all constraints which ..
- leave limited land for development. The topography of the upland areas varies in slope from-
- about 10 percent to greater than 30 percent, and the ravines vary from four fo eight percent
- gradient. A constraints map, describing all significant physical features which affect the:

development, was provided in the application packet. The analysis shows steep slopes, '

' bedrock outcroppings, existing utility easements, Carson City Skyline boundary, existing SR
seismic fault location, drainage setback requirements and vegetation as constraints which

leave limited land for development.

CCMC_"‘I'?{‘i 0.025 'séats faﬁh-denéity and intensity standards that the deveidpme’nf must meet, o

 Inresidential developments, the total number of dwelling units in the proposed common open.

space development shall not exceed the total number of dwelling units allowed by the .
underlying zoning district(s). The gross site area may include more than one parcel and itis- -

- not mandatory that the parcels be contiguous, although they must be located in the. same. . |
~ geographical vicinity, as determined by the Director. All development shall comply with the =~

_ height standards in Title 18 (Use Districts)

" The proposed Summerhawk subdivision does not exceed the total number of dwelling units’
- allowed. by the underlying zoning districts. The gross site are includes five contiguous -

N pa‘r_(;elé-.- AI_E proposed development will comply with the height standards set forth in Title 18. __:

- CCMC -17.10.030 -also sets forth lot and yard' standards for common open space j
“developments. The complete common open space development must comply with the
-_'mihimum_ lot width, front, side and rear yard setbacks in Title 18.04, Use Districts, or as an - .
- alternative, typical building envelopes shall be shown on the tentative subdivision map where .

- these standards are proposed to be varied:below the minimum standard.

o The a'p;:ﬁffcén't is quuesting: a Variance for minimum lot size, from 12,000 éQUa're foot -
minimum-in SF12 zoning and 20 acres in the Conservation Reserve zoning district; to an

8,000 square foot minimum. Typical building envelopes are shown on the Tentative .

Subdivision Map.

Lot sizes are proposed at a minimum size of 80 fest by 100 feet (8,000 square feet), with .~
building plans ranging from 3,000 square feet to 4,200 square feet. Lots are designed o -

b B
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- accommodate varying slope conditions including those adjacent to the existing drainage -

oareas.. .

: .Tw-t_:«':phases 16 the Summerhawk development are proposed. Phase one will include -

approximately 96 lots in the lower portion of the subdivision., Inffial grading is expected to take -

place in the spring of 2007. Phase two construction activities in the upper portion will be .
initiated upon completion of phase one. Summerhawk completion is estimated fo be within

. athree to five year period.

. Open Space. Parks, Trails and Pathways

 Carson Gity Parks and Recreation staff has indicated 1o the applicantthat the Summerhawk

‘development’s location is critical to the continued construction of the City's trail systemonthe

community’s west side. The Unified Pathways Master Plan Map identifies a trail system. "

across the property, Syncon Homes, in conjunction with Capital Engineering, has worked with

ety staff to locate and design a trail systemthat enhances the city's existing trafl network. The
- trail network will provide connectivity to parks, federal lands and adjacent neighborhoods and oo
- provide ‘a fire break and fire access road around the residences. Paths and tralls are

" designed to minimize disturbance of the slopes and native vegetation and are proposed to S

- be constructed on a non-impervious material.

Out of the total project land area of 548.2 acres, the open space area will consist of 472.5

" acres (86.2%), not including the trail network or the park. The trail system will contain a total

.. of 8,070 linear feet (1.15 miles/2.1 acres) of a 15 foot pathway, and 7,435 linear feet (1.41 RS
o miies;’.?;‘?‘_a@r&s} of an eight foot pathway. The park component will total 5.5 acres. -~

N _.ﬁ. Cd:n:céptual "déSign :fcr't;hé'sm'a[! park located i'n"the lower third of the 'deﬁélapm'e'hzt will

- combine traditional neighborhood park components, including a small turf area, play
~equipment and benches. The second, more centrally iocated park will combine traditional

neighborhcod park compenents, including but not limited to open turf areas, canopy trees, '_ o
- picnic tables and picnic shelters with the preservation and enhancement of natura features
- currently existing on the site. A third park location has been incorporated into the design =

~located on the western boundary of Summerhawk. This park functions as both park and trail o

_ head to access and to provide a scenic overlook of the city.

Theparks and -Re-cfe.atéén"'Commissiuh unanimously recommended ”a‘:pﬁ'rbvéf:_'dffihé:' '

- Summerhawk parks and trail systems component to the Planning Commission and Board of | -

- Supervisors.

- Access

- Pr imafﬁ_’éécé.SS tothe proposed Summerhawk déVeiopmehﬁ'WéH be provided from C_u"fr'y'-S_tréatf : i
-via Rhodes Street and Betts Streets. Improvements will be accomplished in conjunctionwith .~

o th_e proposed development. - Improvements will include a 50 foot right-of-way with paving, o

' -._1:8':-'
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* curbs, gutters and sidewalk on one side. A number of collsctor roads will provide access fo S
the various neighborhoods throughout the development. Streets shall follow the natural . -
cantours of the hillside to minimize cut and fill. Cul-de-sacs and roads are designed fofitthe = .

naturalterrain, but will not exceed 8% to 10% maximum. The streets within the Summerhavik - RN

: deveiapment will be offered for dedication to Carson City for maintenance.

© Traffic

N traffic study has been provided by the applicant. The study analyzed the E.ﬁ}pé;ﬁf& aﬁd'i A
Pproposed mitigation to traffic impacts of development on the existing transportation system.. .
-The transportation system is composed primarily of surfaced streets, but also"includes - - © o

- e’fsme_nts such-as pedestrian paths, bike paths and othér means of transportation. -

* The Summerhawk development will cause an increase in pedestrian and vehicular traffic and - SRS
- have‘an impact on the adjacent roadways. Mitigation of traffic impacts will include signing, = -

- striping and fraffic control improvements which comply with Carson City and Nevada BEEER

! Department of Transportation requirements.

 Drainage

- The applicant provided a drainage analysis with the -application submittal. - The pre-

~development runoff flow levels will be maintained. Drainage on the site will be conveyed

~ through storm drain piping and surface improvements. Improvements will consistofcurband .~
. -gutter,inlets and storm drains, culverts, detention areas and other drainage facilities required -~

. to convey. design storm runoff to the point of discharge. Storm water impacts will be

- minimized to the extent practicable by providing runoff storage measures dispersed uniformly - -

- throughout the landscape areas with the use of a variety of detention, retention and runoff o
practices. The applicant states that they will use other feasible technigues to mitigate water

- quality impacts including reducing impervious surfaces, conserving natural resources and -

ecosystems, maintaining natural drainage courses and minimizing clearing and gradingon = -~

 thesite. . .

- Fire Mitigation and Fuels Management Plan -

_ The Summerhawk development is proposed at the boundary of the urbaniwildland interface. S

- All structures within the interface area will comply with the requirements of the International -~~~

~--Fire Code {2003) as well as the Carson City Municipal Code Title 14. During construction
~activities, spark arresters will be required on mechanical powered equipment. Non-

. combustible roofs and building materials will be used.

- According o Fire Department standards, the roads in the Summerhawk developmentwill

. provide two points of access and egress. A 15 foot wide emergency evacuation route has

" been designed from the top of the development to exit onto Curry Street. All easementsfor -~ o

- ﬁrebreak_s- provide access for fire fighting personnel and equipment.
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' -The aq:rphcant prswded information that the pmposed subdivision pr@wdes fnr ﬁre safety to - =

‘reduce the spread of wildfire and opportunity of ignition in the development. A specialistin.

~fuel modification and maintenance plans has prepared a document with consultation and 3 '_
‘input from the Carson City Fire Department Fire Prevention Bureau. The Fuels Management

- Plan includes provisions for Defensible Space, Commiunity Defense Zones, Defensible Fuel
- Profile Zone identification, fire lanes and fuel breaks. Defensible space will be created -
- throughthe clearing of underbrush and excess combustible vegetation. The preliminary Fuels
o Management Plan prepared by C.G. Celio and Sons has been provided with the application.. .

- The final version .of the plan will be subject to final review and approval by the Fu*e Sl

'.'Department and PEannmg Dwasacn

L The appllcaﬁhs askmg thatfourmadei homes; atemporawtract sa!es ofﬁca and adverfasang_j -
- devices consisting of flags and flagpoles, be approved by the Planning Commission. The
-temporary tract sales office will be utilized prior to the construction of the mode! homes, The .
- facility will consist of a commercial coach (trailer) located approximately in the vicinity of the S
- model homes. The commercial coach will be removed upon completion of the model home - 1

. sales office. Modet homes are planned to be located on lots one, two, 66 and 67, on Kestral

" Way. According to the applicant, the public will benefit from well estabilshed and regulated:
model homes and office facilities, the orderly demonstration of the model homes, and the

convenience of the sales office. The model homes will be the same type that will occur

" throughout the rest of the subdivision. The model homes will have no significant impacton. .~
- existing. public services and facilities. All necessary facilities and servicés needed to conduet
- the use will be in place prior to construction of the model homes. To mitigate potential - -
- -adverse impacts on adjacent residences, the business will limit the hours of operation. The .~

.- model home driveways will accommodate two parking spaces. The average time spentatthe

. model homes gathering information is about 20 minutes per client. During the week, the = - |

~average is expected to be seven visitors per day. On the weekend, the average number r:rf o T

' wsats from prospective buyers is nine per day.

R The propﬂsed model hcmes will use eight fEags to ldentlfy the sales center house as a ::' i :
subdivision sales information center. The flags will be mounted on retractable fi berglass poies- o

- _ihat ﬂan easﬁy be taken down or lowered durmg stormy weather.

. H}IIS de Develm::ment

';Accordmgtatheappi;cant h:ﬁmdeenwronmeﬂts pose Umquechaiienges forconstructren and- L

maintenance of both housing and services. They are prone to natural hazards and. they

‘topographically constrain design. In addition, the cumulative effects from improper hillside -

“development can include significant destruction of the scenic beauty of the community, -
degradation of water quality, increased downstream runoff and flooding problems, loss of
. sensitive biological habitats and habitat linkages, erosion, slope failures, fire hazards, lack of B <

 access for emergency vehlcles and high cost for maintenance of puhilc Impmvements
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' The applicant is applying for a Special Use Permit for hillside development so that the
- Commission may assess the potential negative impacts of the hillside development, Mitigation = =

. procedures included in the application relate fo accepted engineering practices for hillside -

~development, erosion control and slope stabilization procedures and recommendations -

. ‘contained in the soils, geoclogy and drainage reports, _ T

' '?hé_-apgp"tican-‘t- sté.tes'th.a*‘t' a kegf gaéé' is prdte‘cﬁng the haturai éni;immﬁent, the view's'a_ra'tiﬁ"-_:{_
- natural features that residents and guests of Carson City value. The open space designis

intended to protect natural features and provide natural open space by emphasizing the

‘natural environment and wildlife habitat. The applicant states that the development will =

- harmonize with its surroundings and reflect the character and quality of its setting. - .-

PPUBLIC COMMENTS: Public notices were mailed on November 8, 2006 to 63 adjacent
- property owners within 300 feet of the subject site pursuant to the provisions of NRS and -

- CCMC.

At the Wriéihg' of this repor-t; staff had received a nufmber of inquiries about the proposed :

- subdivision. Many questioned whether or not the development could be viewed from the = o
. north side of C Hill, in the area of Crain Street and Crain Circle. Staff went on several site

- visits tothe proposed area, and it was determined that no part of the subdivision will be seen o R

S from the north of the C Hil area,

' Any comments that are received after this'régiﬁért is complete will be submitted prior to or at -
- the Planning Commission meeting, depending on their submittal date to the Planning and -
- Community Development Division. : T N

OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: Comments were
 received from various city departments. Recommendations have been incorporated into the

- recommended conditions of approval, where applicable.

*Nevada Division of Environmental Protection commented thatthe following s required:
1. Supply "Will Serve” or "Intent to Serve” letters from the water and wastewater utilities. ...

2. ‘Please provide evidence of certification’ of the proposed method of wastewater = .

- collection, treatment and disposal by the Nevada Division of Environmental Protecticn, .

* ‘Bureau of Water Pollution.

_ Carson Gity Fire Department commented that the following is required: =~

. occupancy classification.

_.;Caﬁr?sph_'(}ity School District Transportation Department supports the project ahd'c-dnﬁtmé -
. that the Schoeol District would provide transportation to Bordewich Elementary, Carson’

. This project shall meet codes and ordinances pertinent to the building type and B

} ._2.21 :.:..' .




_The Carson City Erigin'eering Division had a number of comments that are included in the - B
- conditions and attached with their memo. e L

TheC
1.

arson City Building Department: o T P e S
. Project requires 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 -
1o the scope of the project. e L SRR ST
- The plans must comply with the latest version of the Carson City Building Division - .
~_ handout itle “RESIDENITAL. PLAN SUBMITTAL REQUIREMENTS: One & Two L

U SaffReport
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Middle School and Carson High School from this area which will be impacted d‘ué_ fo PRss :
the proposed project. L e

- Famify Dwellings and Accessory Structures "Dwellings may not encroach closer than. - i

- 3-0" {three feet) to the property lines with a 1-0" (one foot) roof overhang or: L
- projection. Dweilings which encroach closer than 30" {three feet) to the propertylines
~ shall be required to have one-hour rated fire resistive construction. Furthermore, there _
- shall be no exterior openings for the wall line of a dwelling which encroaches closer
- than 3'-0" {three feet) to the property lines (" IRC Section R302) SRTPIEER
- -Properties above 5,000 feet in elevation shall be required to be designed fora40 PSF

roof snow load. (Carson City amendment of *3 IRC R301.2.3 & Table R301.2.3)

‘TENTATIVE MAP FINDINGS: -

- below and in the information contained in the attached reports and documents, _
. pursuant to  CCMC 17.05 (Tentative Maps});, 17.07 (Findings) and NRS. 278.349,. IR
. -subject to the recommended conditions of approval, and further substantiated bythe - -~ =

Staff recommends approval of the Tentative Subdivision Map based on the ﬁ_ndiﬁgs |

. All roofing shall meet the requirements of a Class ‘A’ fire resistance rating within this

. subdivision. {Carson City amendment of " IRC R905.1) U U R e

-~ As part of a complete submittal, the issue of drainage away from the proposed -
-dwellings must be addressed. The drainage must flow towards the public right of way,
~.-and may not cross property lines towards neighboring structures. ("IRC R401.3) -

- applicant’s written justification. This development was reviewed under the guidelines

- of CCMC Title 17, specifically Section 17.01.010. The design, improvementand maps

- of subdivisions are governed by the.Planning and Zoning Act {Chapter 278 and 278A

- of Nevada Revised Statutes, hereinafter referred to as “NRS™), NRS 118, so far asis’

~applicable, and the provisions of this title. The purposes of this title are to safeguard -~ _. o
-the public- health, safety and general welfare by establishing certain additional =

* standards of design, improvement, survey and development of subdivisions hersafter . - = .

i platted in Carson City in order to provide and insure the orderly and proper growth and =

development_thereof.
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Sewer and water infrastructures were analyzed by Carson City. This developmerit will

. The project complies with applicable environmental and health laws and
- regulations concerning water and air pollution, the disposal of solid waste,
-~ water supply, and sewage disposal. : o

U be required to upgrade the water and sewer infrastructure to serve this development
- as well as provide connections to infrastructure to accommodate further development

i the vicinity. - The conditions of approval ensure compliance with applicable

environmental heaith laws, including those required by NDEP as welf as Carson City SR

~Development Services,

A Ccnc'epfﬁaf War‘er'ﬂnafysfs for Summerhawk was completed October 2006 by

- Capital Engineering and submitted on behalf of Syncon Homes. As documented inthe
- report the project will expand the Carson City water system by extending the water o
- main from Curry Street westerfy lo Rhodes Street and through the project sife. To T
- accommodate the increased efevation, a water booster station will be required topoost -
. walerto a new fank site at an approximate elevation of 5200 feet. Pressure regufators -
~will also be required to accommodate the homes in the lower elevations orn the subject =

. site, e e . e L

- A Conceptual Sewer Analysis for Summerhawk was completed October 2006 by
- Capital Engineering and submitted on behalf of Syncon Homes. As documented inthe .

~ report the project will extend sewer along Rhodes Sireet from Curry Street and will -~
‘service the northerm portion of the site of approximately 159 lots. The southern portiont -~

- ofthe subject site, approximately 42 lots, will sewer to Betis Street and witl exit via mo_i‘ .

. options.

R '-'.Ac'ie'qﬁate'w."ater that meets applicable health standards is available in su_;f'ficie'rat co

quantity to serve the subdivision.

As fndfcai‘éd inthe Engfneermg Division’s analysis of the application, this development
will_be required to upgrade the water and sewer infrastruclure fo serve this ©
. development. e RN

. Adequate utilities are available and accessible to serve the subdivision.

-. The applicant shall adhere to alf Carson City standards and requirements for water

' and sewer systems, grading and drainage, and street improvements, as outlined in the

- Development Standards and other applicable Divisions and as required by the .
Standard Specifications and Details for Public Works Construction, as adopted by .

" Carson Ciy. No deviations from the standards are allowed unless specifically nofed .~ |

_on the approved tentative map. S

23
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4. ' Adequate public services such as schools, police protection, transportation, -

' recreation and parks are available and accessible to serve the subdivision,
including adequate availability and accessibility of water and services for the EO

"~ prevention and containment of fires.

" As stated in the information provided by the applicant, transportation facifities
- (including roads) wili be required to be improved to allow for the  proposed.
. development. Recreational and park facilities have been proposed and included in the _
- 201 residential development proposal. On November 7, 2006 the Parks. and

" Recreation Commission approved the proposed profect park design . The applicantwiff- =~ -
- consult with the Parks and Recreation staffto finalize the plan, The Carson City Schooi

" District has provided comments, and staff has integrated a condition regarding bus -
" ...stop incorporation within the site planning of the project as needed by the Carson City - =~
.. School District. -~ o . S

g Thé.-appifc'ant.Was_.required by the Carson City Fire Department fo consuli an

- also incorporated within the design of the proposed project a fire break pathway

throughout the site. This fire break pathway will act as a fire break and an access |

- pathway for the Carson City Fire Department in a time of emergency. . -

. Adequate access to public lands is provided where the proposed é'ubd_i#i'si.on is e
" adjacent to public lands. L SRR

- independent party to conduct a Fuels Management Plan for the proposed.

- development. The Fuels Management Plan for Summerhawk was prepared by C.G.

. Celio & Sons Company on October 1, 2006 and was provided for review and approval
. from the Carson City Fire Department and the Pilanning Division. The applicant has -~

i The ébjecﬁvé of the wildland fuels mahagsmeﬁt for Summerhavk is fo crééf-é'aj'dfs'-' L
- continuous fuel bed around the proposed community that would not support fast D
- moving, high intensity wildfires. R e

B f:'mé;ﬁmﬂawd ‘subdivision is adjacent to public Jands to the west. However, the =

. proposed project does not impair access to those public lands in anyway. The lands
- adjacent to the subject project are a 232.5 acre parcel owned by the Bureau of indfan -

" Affairs (Carson Indian Colony) and a 200 acre parcel owned the BLM/United States =~

The subdivision conforms with the zoning ordinance and master plan, . -

: | S - of America (USA). The applicant is proposing to connect the praposed fire break =
- pathway to the eastern boundary of the adjacent USA parcel. 3 L

g .: : -Tﬁe-pmﬁdsaf is in conformance with the Master Plan and will be in conformance -~

g - with the Zoning Ordinance (Title 18). ‘The proposal is consistent with a number. of SRR
.. goals.and policies that support a diverse community with multiple opportunities for
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" housing. See SUP master plan findings.

This location of the proposed project is umﬁ;tue The natural characteristics of the site : o
- include natural grasses, rock out-croppings, rolfing landforms resufting in very distinct -

o fopographm undulations as welf as specific steep hilly attributes. Clearly, this prq.recf._-_'-'_ R
‘has.been designed with the Carson City Land Use Map and Master Pfan asa. R

_'_fundamenfaf guide for the project configuration.

i '_':The subdlwslon general y conforms with the City s Streets and Transportatmn S

B -"Element

3 -Pm:r to submfffaf of any final map or pamea’ maps, Devefopmenf Eﬁgmeenng $haﬂ_'f
- approve all all ori-site and off-site improvements which are to be in conformance. w;fh fhe L

o : _-Cftys Streefs and Transportation Element of the C:fys Master Pfan

" The subdivision will have littls or no detrimental effect on vehicular or

. pedestrian traffic and adequate public- streets are prnwded to serve the__”j'-f-“’””'
. ;;subdlwsaon _ .

ﬁ' A Traﬁ" ic Anaa’ysrs Was prepared by Pauf w. Sofafgu; and comp!eted in Augusf 2005 e

o ~shalf mmp!y with Carson City requirements.

'-_'Access to- the sub;ecf site wilf be provided from one access roadwa 1% mferseca‘mg_- -
" Rhodes Street and one access maa’way extending from Beﬁs Street west of Boyﬁe

| . Srneef

The Carsnn City Devefopmenf Engmaermg Department pmwded comments to the' RS

o The proposed project will generate approximately 2,029 average dafly trips with 159 =
- - trips occurring during the AM peak hour and 214 trips occurring during the PM peak. -
- hour. Within the traffic analysis are recommendations regarding fmpmvemenfs wh;ch i

s Pfannmg Division that indicate that, in general, the devefopmem‘ will not cause adverse.: S

o -:mpar:.:fs to the existing street system.

: The subdmsron ‘will have litthe or no detnmental eﬁect oh physma["; g _f._: :
-icharacteﬂstlcs ofthetand such as flood plain, earthquake faults siope, and soni S

SR _'ZA Coriceptuaf Drasnage Study was pr&pared by Caprtai Engmeermg in Gc!caber 2@06 RRPERES SN
. The subject site contains two main drainage-ways that flow from the high elevations
. to the west of the site and flow sast through the site fo two discharge points, one
. located near the western terminus of Betts Street and the other near the western
- terminus of ‘Rhodes Street. The applicant notes in the - report the proposed -
- development will not only accommodate the exrsfmg project but wil enhance the.: Ry

dmmage coﬁesfmn for the area.

Coloas
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L _:ﬁ"' focation of the fault.

A geofechmcaf mvesffgarmn report was prepared by Ba’ack Eagfe Consuftmg, fnr; !n'.
" October 2006. If is important to note there is an existing earthquake fault a’acafed Oft
- the eastern most portion of the subject site. The applicant has not proposed to locate
- any of the proposed single famity dwelling units within 200 feet of the approxfmate' o

_ 'The recommendatmns uf appllcahie State agenczes and the Schnnl Distnct have S
L _'been mcarporated lnto the conditions of approva? : '

e The requrremenfs of Nevada Division of Environmental Protection f NDEP} have been o " -
. Incorporated info the tentative map conditions of approval. The applicant must camp!y,f S
S wrth afl State agemcy requirements prior to appmvaf of the fi naf subdmsmn map i

: ._ Schcro! rmnspoffafmn witf be provided to the app!:caba’e Zoned schoofs in accardance : S
.. with Carson City School District policies and regulations. The applicant will provide -
- on-site bus stops that will be incorporated in the site planning of the proposed projecf R

S per Carson City Schoof District reguiations as needed.

M

. The Summerhawk devefopmenf will assist in the :mprowng and expandmg of the":-._' .
- Carson City Trails Network as identified on the Carson City Unified pathways Masfer S
L Pfan adopfed March of 2006 by the Carson City Board of Supervisors. SRR

: Summerhawk s tra:fs and pathways have been des;gned fo minimize vemcufarconﬂmfs S
. that affow the user to enjoy Carson City's natural setting. The system of recreatmnaf s
. trails preserve the naturaf enwronment and visual backdrop of Carson City. '

- The pmpased pmject has been designed around parks open space and pafhways- .'i |
. that provide connectivity to the surrounding community. Carson City Parks and -
Recreation staff has identified that the Summerhawk develfopment's location is critical

: Exlstmg and!ur pmposed recreation and trail easements are adequate to sewe” . | : : 5'_3 |
- ;the proposed development. g

. -to the continued construction/connectivity of the City's trail system, The- proposed fraif -

o

- system will provided connectivity to parks, federal lands to the west and adjacent =

~ neighborhoods and provide a fire break and fire access road as recommended bythe . 0
Carson City Fire Department while also minimizing the disturbance of the sfc:pes and
natura! vegetation. : :

.'A[I codes and reguiatmns requ:rements of the Carson City Flre Department

Summerhawk has also worked Wffh the Carson Cfty Fire Depaﬁmenf and Pfanmng_ :3':_'1: T
Division to provide for fire safety to reduce the spread of wildfire and reduce the

B 3 opportunity of ignition by providing Community Defense Zones, Defensible Fue! P;far" Ie:'é-': SRR
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o " Zone fdenm" cafron firg !anes and fuel breaks as nﬂfedm the Fuels Managemanf Pfan - S
o ._'.f.prepared by C.G. Celio & Sons Company. - S

The app.i’manf was requ:red by the Carson City Fire De,nartment fo consuff an |
~independent party to conduct a Fuels Management Plan for the proposed R

- development. The Fuels Management Plan for Summerhawk was prepared. by C.G.

. Celio & Sons Company on October 1, 2006 and was provided for review and approval - i
. from the Carson City Fire Department and the Planning Division. The applicanthas =

. also incorporated within the design of the proposed project a fire break pathway
throughout the site. This fire break pathway will act as a fire break and an access

o pafhway for fhe Carson City Fire Department in a time of emergency.

S '_SPECIAL USE PERMIT FINDINGS: ' Staff's recommendation is based upon the fndmgs aa o

required by CCMC Section 18.02.062 (Special Use Permats} enumeratecf beiow and S

substantiated in the public record for the project.

. Will be co-nsisienfwit%l the master plan elements.

" The Carson City Mater Plan identifies the subject area as Low Density Residential
- {LDR)/Open Space (0S). Regarding the Master Plan Policy Checklist which is -

- designed for developers, staff and decision makers and is infended to be used as a
. guide only, the following themes are the themes identified as being salisfi ed by the - :
:pmposed project. R

3'_'Chapter 3: Balance Land Use Pattern:

" Meet the provisions of the Growth Manaqement Ordinance (1. 1d Mumcmal Cnde | 5

':-18121

The pmpcrsed devefopmenf meets the provisions of the C:f}fs Grc-wfh Managemenf :

. ordinance by affdressmg and satisfying compliance standards for criticaf components -~
__crf_water and sewage in addition fo other components refated to the development. L

Provide pathway connections and easements consistent with the adopted Unified o

- PathWavs‘hEaster Plan and maintain access to adjacent public lands (1.4a).

?he Summerhawk development will assist in the improving and expandmg of the = 3 -
Carson City Trails Network as identified on the Carson City Unified Pathways Masrer L
Pfan adopfed March of 2006 by the Carson Cxi‘y Board of Superwsars B
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- Summerhawk's trails and pathways have been designed o minimize vehicular conflicts e
that allow the user fo enjoy Carson City's natural setting. The system of recreational PR

 trails preserve the natural environment and visual backdrop of Carson City. o
S T;‘f‘r_é propbéed prc'}je'ﬂf hias been dé'sfghieid around ﬁarks, ::a'pén sﬁéce and pafhwa s
- that provide connectivity to the surrounding community. Carson Cily Parks and

- Recreation staff has identified that the Summerhawk development's location is critical .

 fo the continued construction of the City's trail system. The proposed iraif systermwiff
- provide connectivity to parks, federal Jands to the west and adjacent nefghborhoods .
~and provide a fire break and fire access road as recommended by the Carson Gity Fire -~
- Department whife also minimizing the disturbance of the slopes and natural vegetation. = .

_. .'Pm-teb’tfekistin' 'si’tefeat'ures asa
defining features (1.4¢).

- The location of the proposed project is unique. The natural characteristics of the site

propriate, including mature trees or other character-

- include natural grasses, rock out-croppings, rofling fand-forms resufting in very distinct
.- topographic undulations as welf as specific steep hilly attributes. Clearly, this project -
has been designed with the Carson City Land Use Map and Master Plan as a

. fundamental quide for the project configuration.

Maﬁve vegetation will be retained on hillside terrain fo help maintain natural drainage

" swales, reduced erosion and preserve the character of the hillside development,

- Vegetation sufficient fo stabilize the soif will be estabiished on all disturbed areas as

o grading is completed. Areas nof contained within lot boundaries will be protected with -

- ad&pted fire resistant species.

Provisions shall be made to monitor and maintain, for a period of three years -

- “regardless of ownership, a maintenance plan for the common open space area. The

g maintenance plan for the common open space area shalf, at a minimum, address the '

- foflowing: -
. Vegetation management;
- Watershed management:
Debris and fitter removal;
~Fire access and suppression; .
~ Maintenance of public access and . R L -
Other factors deemed necessary by the Commission or the Board. .

o an oD
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At adjacent county boundaries or adjacent to public lands. coordinated with the
- applicable agency with regards to compatibility, access and amenities (1.5a, b}, - '

. The applicant has been in contact with the U.S. Forest Service regarding the

- proposed project. The project has been designed to incorporate parks, open space

© and pathways that provide connectivity fo the surrounding community and the public =
fands to the west. . ' e

- Summerhawk has also worked with the Carson City Fire Depariment to also provide -

.. for fire safety to reduce the spread of wildfire and reduce the opportunity of ignition by

- providing Community Defense Zones, Defensible Fuel Profile Zone identification, fire -

fanes and fuel breaks as noted in the Fuels Management Plan prepared by C.G. Cefio

& Sons Company. L ey

- Summerhawk development, through the collaboration between Syncon Homes, =

 Capital Engineering and Carson City staff has addressed concems regarding safety,’ : _
. -preservation of scenic views, watershed protection, soil stabilization and erosion -
- controf, protection of archaeological sites and environmental impacts. _ '

s - mechanisms {3.1b).

S The applicant has noted that a key goaf of the: subdivision is to protect the natural
environment/views and natural features that the existing residents, future residents

" Protect environmentally sensitive areas through proger setbacks, dedication, orother

* and guests of Carson City value. As noted above the proposed project wilf integrate o
. the existing natural features into the development design. The open space is designed -
. to'provide protection of the open space for current and future residents of Carson City. .

' The applicant has noted that the Summerhawk project addresses potential hillside

-envirommental and aesthetic impacts through the project design which will implement S

o the following objectives:

"« Enhance the 'qua'ﬁty of life of akaﬁngI and future residents by the preservation
. and protection of the City's significant natural features. D T
= Contribution fothe natural hillside character ofthe existing neighborhoods and -

developments in the area by limiting the afteration to the topography and g

--.natural drainage ways.

. . Preservation and protection of the unique features and aesthetic quaiities of the e

hiffside areas. o

' The minimization of the remova of significant vegetation and natural feét’wés_.]g

- The subject site does not contain any trees.

e« The Open Space design can preserve and protect rﬁéEﬁSﬁng wildlife héb_ftaf. | R
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C The proposad single famrﬁy tnits for the prejeca‘ are not a’ocafed wrfhm the o

. Carson Cffy Skyline area.

B Slted outsnde the primarv flomi plain ancl away frcm {seoloqm hazard areas or §uﬂcwsr o

_ the reqmred sethacks or other mitigation measures (3.3d, e)..

i 'Mmgafmn measures and accepted practices for hillside development, erosion control .

. and slope stabilization including recommendations contained in the soifs, geological |
“and hydrology reports as mentioned above have been submitted for review ana’ B -

o appmvaf tcr facilitate the mff:gafmn of potential impacts. |

-Prowde fnr levels of services (; e. water sewer, road |mprovements sadewarks eth- :

Land Use table descriptions)?

- consistent with the Land Use designation and adequate for the proposed &eve[onment :

T -.3ummerhawk has been desrgned o achfeve an effi c;enf paftem of devefopmenf _
- which is. consistent with the recently adopted Carson City Land Use Map. As noted ST
- ‘above- the proposed development will not exceed the maximum density alfowed -

o ) _pursuanf to the: CCMC The LDR designation alfows 2-3 dwelfing um‘s peracre-

s Summerhawk will be requfred fo ,urowde fhe pmper ;mprovemenfs assr:acrafed wﬁh a'. g

o pm;ecf of 201 dwemng units,

K : Chapter4 Eqmtabfe D;stnbutmn of Recreat:ona! Opportumt;es

Clsor daes the proposed development:

Provide park facilities commensurate with the demand created and ccns:sient wuth me L

o ltsﬂs adopted standarﬂs {4.1b)7?

'-An fmporfanf desrgn efement of Summerhawk is the fact that is orgamzed amund s

g parks, open space and pathways that will provide connectivity in proximity to the

.. surrounding community. Nefghborhoads will be interconnected with the trails and -   ;: _
. pathways systems which is consistent with the most recenﬂy adopted Carson C:fy ST

' Unn“ ed Pathways Master Plan.

e The sysfem wrf.l' facilitate safe bicycle and pedesman transpm‘fatfon The apps’manf has ' .
- worked difigently with the Parks and Recreation Commission and staff which resuits =~
in the proposed park and open space plan which embraces a transitional approach -

. | 5 which meets the vision of the community by incorporating the drversrfy identifiesinthe = - o
= Parks and Hecreatmﬁ Master Plan. The advantage of this pmpcsa! is fhat n‘ pmwdes_ :

30
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for areas of devefoped mamcured parks as well as areas m be confmued and . :

: preserved ina nafuraF state for future generations to come.

| -:tfon'SESient.with the O'p'en Snace Master F’Ian and Carsfon River Master Piah {4.3a)7 =

i '_SUmméfhawk is consistent with the Carson City Open Space Master Plan as this area - i :
. Is identified as land with undevefoped desirable open space attributes noted as ..

.' ~developable Jand in a desirable area. This pfan was reviewed and a recommeridation

. of approval was provided from the Carson City Open Space Advisor Commiftee =

" (OSAC) on October 16, 2006. The Open Space Manager recommended that the

OSAC favorably consider the offer to dedicate these lands fo Carson City to be -~

B . managed by the Carson City open Space Program. The area designated for dedication

T for open space is approximately 472.5 acres, Open Space areas as depicted by this -~

- Tentative Map shall be dedicated in the appropriate manner and nonveyed to ihe
S Carson City Open Space Program. o T

o -'Prowsrcns shall be made to assure adequate screening and buffering of existing and
- potential developments adjoining the proposed common open space development. R
-The applicant shall provide plans for review and appmva.f from the Parks and

. Recreat:an Department and the Planning Division.

. Desrgnated common open space shall nor mcfude areas devoted fo public or pnvate o

- vehicular streets or any fand which has been, oris to be, conveyed to a public agency > - -

e wa a purchase agreement for such uses as parks, schools or other pubhc facﬂﬂ‘res

- Chapter 6: Livable Nefghborhauds and Acﬂwty Cenfers

- Isor daes the proposed development:

 and cn[nrs, garage orientation and other features {6.15)?

o The apphcant has ncrfed that Summerhawk promotes varfefy and wsuaf mteresf s
- -through the incorporation of varied building styles and colors, residential garage__' '

| _-_cnentarfans and specific architectural and landscaping design feafures

e Pmmote vanetv and visual interest through the mcor;}nratlon ofvaned hualqu stvles L

o . Exterior bu;fdmg cc!ors should blend with surmundmg devef’opment and nof cause L
. abrupt changes. Primary building surfaces (excluding trim areas) should be mutedor -

o eam’} -tone in color. Bofd colors shall be amrded except when used as accent or fr:m

3
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-' Prowde varae;y_ and wsuai interest thronqh the mcorﬂoratmn r::f wel%-artmu[ateci:'[fQ  _

. building facades, clearl
~and. ot.her features consistent with the Development Standards {6.1¢)? -

: '_ Summemawk is presented to erihance the aesfheﬁc appearance of the commumfy o
- As noted above, this project will be subject the design guidelines of the Carson C:!y _

= Mumc;paf Code and subject to the review and approvaf of the Planning Dw:s;on

identified entrances and pedestrian connections, landscanping.

_The app!fcantfdevemper will consult with the Carson City Parks and Pecreaﬂon staff : |

.' "._regardmg the finalization of the Parks and Traif systems.

" Provisions shall be made to monitor and maintain, for a penod of throe years PR

-'_-regardfess of ownership, a maintenance plan for the common open spar:e area.

Provide agg;gp_nate he jhf densn!v and setbar;k trans;twns and cﬂnnecfmtv to:

- surrounding development to ensure compatibility with surrounding deveiopment for S

o infill nrosects or adjacent to existing rural neighborhoods (6.2a, 9.3b 9. 4a]’? .

| ! The zonmg of the residential neighborhood is SF12. The setbacks pmposed withinthe o
- Summerhawk dave!o,ument will be the same as the SF12 setbacks even thoughthe -~ -

proposed minimum ot size is 8,000 square feet (8,000sf-17,994sf). The proposed

ke buitding height will not exceed the maximum affowed pursuant fo the CCMC of 26 feet o

in the SF12 zonmg district.

- Chapter 7: A Connected City:

g Is-or does the propused- development: -

_ .hiqher densaty} along major travel corridors to facmtat& future translt {11 Eb}_

S Summemawk wm be connected with the reraﬂfaammerma! uses e‘hmugh a sysfem af o

Pmmotetransﬂ-su ' nrtwedeve!n men’t' attems e' msxed-use edestrlan-nrlented- '_

: streets, sidewalks, trails and pathways to facifitate safe and efficient flow of

) ‘bedestrians, bicycles and vehicles. Retail fcommercial uses are concentrated a!cmg SR L
- Gurry Strest and in the vicinity of the commercial corridor near US Highway 395.As =~

- noted above the proposed development has been designed with :‘he mter—cannectmfy o

- of the neighborhoods,

_'Mamtam and enhance roadway connectlons and networks cons;stent wsth the__ o

Summemawk wmf be requrred fo provide adequare roadway connecf;ons' o

. improvements and circulation through the development in addition to pmwd;ng:f' S

surtab!e connectmns and improvements to exisx‘mg madways

32
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' Provlde appmpnate pathways through the development and to surrounding Iands.f i

mr.:iudmg parks and public lands, consistent with the Unified Pathways Master Plan - .

112 1a.c)?

- -.'_'An ;mportanf m‘asrgn element of Summerhawk is- fhe fact thaa‘ is orgramzed amund S

. parks, open space and pathways that will provide connectivity in proximity to the

- surrounding community. Nerghborhcrods will be interconnected with the trails and =
. pathways systems which is consistent with the most recently adopted Carson it j._ o

- - Unifi ed Pathways Master Plan.

' '_ Summerha wk has mccrpﬂraéﬁﬁ housing types that are compaﬁbfe-w:‘fh-nefghborﬁ ood -

- specific design considerations. Neighborhoods will be interconnected with atrails and .~
. pathways system fto facifitate safe and effi c:ent flow of pedestrian, bfcyca’es and B

-.vehmfes R T

B Will ot be-detrim'-ental' to the use, peaceful enjoyment, economic value, or

- development of surrounding properties or the general neighborhood; and will
. .cause no objectionable noise, vibrations, fumes, odors, dust, g!are or physaca] PR

RE actmty

B Ccndrtmns of appmvaf have been :mpnsed fo ensure that fhe proposaa’ does nof ha ve =

B ~a significant adverse impact on an adjacent residential use. These conditions include _
- limitation on the sales office hours of operation and procedures for the removal of the
o ﬁagpsfes and flags. SR :

.'The apphcanf shall abfam a dusf control and Sfonwwater poﬁuﬂon pre vention penmf _' '-
- from NDEP. The site grading must incorporate proper dust coﬁfmf and erosiof controf o
. meastres. . .

' '?_”Outdaor f;ghfmg shaﬂ be res:dentraf in- character for the mcde! homes and fhe e
- temporary sale office. All light sources shall be located and instafled in such a way as .o

S to prevent spiffover lighting onfo adjoining properties, and giare to the sky. -

o The app!mant has noted that Summerhawk is not Sfmﬂar to the exrsi‘mg older
- development adfoining the south and the east. Those developments were not subject _
© to the newer most recent adopted Design Standards of Carson City. Summemawksﬁ.

3 open Space areas are continuous with other surmundmg Oopef space areas.

- s Summerhawk wﬂf utilize lighting options which mcfude Sferra Pacific Street ffghts The i _: o

- lighting fixtures include a variety of designs which Sferra Pacific designs, installs,
- . operates and maintains. Alf fixtures wiltincorporate cut-off options suppomng the “Dark.
L Skres” initiative. %
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R Wli[ have Elttie or no detrlmental effect on vehicular or pedestrlan traffic. =

- ':_:-3 The pmposed ,UF'O}ECf wil impact existing pedesfrran and vehwufarfrafﬁc nghfof wa}.f L
~improvements witf be required as part of the proposed Tentative Map request. The.

- existing pedestrian and vehicular traffic will benefit from the improvements that wilt

- “result from the proposed profect. Betts Street and Rhodes Street both and in need of .

: rmprouements that will improve the pedestrian/vehicular traffic within the wcm;ry

o _ On-site parkmg is shall be provided fo acmmmc}date fha parkmg generated by fhe ; .' i
. -proposed temporary tract sales office and modef homes. The applicant wilf provide

‘parking options for review and approval by the Devefopmenf Engmeenng and
| P!annmg Divisions. - .

L QW:II not overburden exrstmg puhllc services and famlltles ;ncludmg schoois '

o - police and fire protection, water, sanitary sewer, pubhe roads, stcrm dramage, S

and other public rmpmvements

. The propnsa! will hava an impact on existing public services and facilities fo a
. measurable extent. As a result of the proposed project the applicant will be required
- to improve fire protection, wafer, sanitary sewer, public roads, storm drainage, and
- other public improvements as noted within this staff report. These improvements will - e
-~ have multiple benefits this area of Carson City as a whole. All necessary faciliiesand =~
: -senrrces needed to canduc:f the proposed use wilf be presenf within the area. "

' The subjecf site is currenﬂy identified with fwo zomng dfsmcfs SF 12 and CR

o The pumase of the SF6 and SF12 Districts is to pmwde for fhe devempmenrcf smgfe BER
';'.fam:fy detached dwellings in a suburban sefting. The SF6 and SF12 districts are
B _cons;stent with me pefm;es ofthe Low Density Residential category of the MasferPfan o

- _The purpose of fhe CR District is fo :dent;ﬂf the Guﬂymg fands that may be devefoped o B

“inthe future when water supply, roads, schools, sewer and other public facilities and

" 'services are provided for potential development and a’ands w:th enwmnmentafﬂ_._"_f_;.f_"_:.-}._f'

o consframfs

- As nc:feti above the appfmanf is-not seeking m cfevefop the sub;ec! site wrfh an' g
- increase of density other than the density currently allowed with the underlying zoning.
o _Resrdentfaf uses are primary permitfed uses within hoth undeﬁymg zomng dirsmcfs
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. 'WEI’!'-'ﬁot_'be detrimental to the public health, safety, co'rwenie.ncearzd:weifare.; L

" Conditions of approval have been required to mitigate adverse impacts on adjacent.
- . residences. These conditions inciude the limitation of the hours of operation andthe .
- -removal of the flagpoles and flags. The public at large will benefit from well established

'-'.-_and.-regwafed model homes and office facilities, the orderly demonstration of the :

model homes, and convenience of the sales office.

. Will not result in material damage or prejudice to other property in the vicinity.
The applicant is requesting to allow compliance of the Carson 'Gﬁy Hillside O.rdfn’ah&_e_ R
-.-and {o allow a temporary tract sales office {model homes on lots 1, 2, 86 and 87vand .
- flagpoles, on property zoned Single Family 12,000 (SF12) and Conservation Reserve

" (CR). ‘Staff recommended that the applicant address the Carson City Hiffside SRt

. Ordinance as part of this application for the reason that addressing the Hillside

- elements at this time would delete the expectation for all of the 201 singfe family . e

i ‘dwelling units to obtain Special Use Permits for development. -

o Tﬁé're;queéf for a 'fempcra;y sales office and model homes with .ﬁagff!agpo:’eé" isa
. reasonable request and is quite common with residential developments of this size. -

- VARIANGE FINDINGS: Based on the three required findings, pursuant to the Carson

- variance request.

. - Gity Municipal Code (CCMC) Section 18.02.085 {Variances}, which are enumerated - o
- below and substantiated in the public record, staff recommends approval of the

T That because of special circumstances applicable to the 5u5je'¢t_prop9'riy,_- SR
. including shape, size, topography and location of surroundings, the strict.
.- application of the zoning ordinance would deprive the subject property of .

i'_ - privilege enjoyed by other properties in the vicinity or under identical zone

. classifications.

. The subject site has spacial circumstances specific to the site as noted within this staff
- report which validate the granting of the variance and would relieve the ownerof ==
associated practical construction difficulties. The size and lof coverage of the - =~
Proposed dwelling and attached garage is commensurate with the homes in’ the -

immediate vicinity.

- Astte analysis documenting the development opportunities and constraints has been

included within this submittal. This analysis has been prepared to determine the totaf

~ area covered by roads and lots, lot areas and total area determined as common open .

. space. Itisimportant to note the Subject site does hiave site constraints including steep . .
- slopes, bedrock out-croppings, drainage considerations and existing earthquake fault
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- alf which impact the potential development of the subject site in addition to being site. :

- specific.

- Ananalysis of Summerhawk’s slopes, soil characteristics, drainage, seismic faultsand
. potential flood hazards has been provided by the applicant. The analysis shows steep -

- slopes, bedrock outcroppings, existing utility easements, Carson City Skyline
. boundary, ‘existing seismic fault location, drainage setback requirements and .-

N “vegetation as constraints which leave limited land for development.

~ enjoyment of substantial property rights of the applicant.

That the gré'nti.r'tg.:af the applicatinn. is net:ﬁssary'.for 'ihe-'présérﬁati'bh{'.and3  '

" Denial of the vaance would impose practical difficulties on the applicant/owner, by -
- fimiting the buildable area on the lof where the topography would pose practical -

- “construction difficutties and would therefore limit enjoyment of substantial property . - |

o rights of the applicant/owner. The subject site is a chalfenging site for development. e
-~ .The applicant is requesting to develop the subject without an increase to the overall
" density allowed on the subject site which will result in a Common Open Space

" Development, in addition to the preservation of at least 86% of the subject sife ".':53:"?

- contributing to the preservation of Carson City's valuable resources.- .

3. That the granting of the application will not, under the circumstances of the

- particular case, adversely affect to a material degree the health or safety of .
- persons residing or working in the neighborhood of the subject propertyandwill
-~ not be materially detrimental to the public welfare or materially injurious to -

i _property or improvements in the neighborhood of the subject property. . -

o The variances requested will not be materially detrimental to the public welfare or

o i - materially injurious to property or improvements in the neighborhood of the subject .
- property. o | 3 O

. The variances requested are validated by the spacial circumstance on'site. This

- request is not anticipated to be detrimental, improvements proposed with this . - =

B -development will improve the safety for alf persons residing and working within the

- neighborhood.

- In conclusion, based on the 12 findings related to Tentative Subdivision Maps, the -

- Planning Division staff report, other departmental staff reports (Engineering Division, -~
. Fire Department, Parks and Recreation Division and State Department. of o
. Environmental  Protection)  we recommend approval of the Summerhawk

. Development and associated Special Use Permit and Variance request ‘withthe

L recommended conditions of approval contained within this staff report. - .-

S V-




Respectful!y subm:ttad

PLANN NG AND_ GDMMUNITY DEVELOF’MEMT DWIS!ON

Ly :anmfer_ Fruitt, AECP L Heidi Eskew-Herrmann
__Sen_so{_?fanner S Assistant Planner
Attachments

R, Appilcataon (TSM ~06- 2{13}
- Application (SUP-06-204)
- Application (VAR-08-205)
- - Engineering Division comments
' Carson City Fire Department comments

- Carson City Parks and Recreation Commission comments
- Carson City Open Space Advisory Committee comments

- Division of Environmental Protection Comment
- Carson City School District comments
~Public comments

HAPCI200618ta1f ReportstTSI-06-203 SUP-06-204 VAR-06-205 Summerhawicwpd

St Report
CTSM0B203
SUP-DB24

CWAR-DE-Z05
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CARSON CITY PLANNING COMMISSION
 CASERECORD

-'MEETINGBHE&_ Nwémbef_zs, 006 ~ AGENDAITEMNO:G6&

'APPLICANT(s} NAME: CapitalEngineering . FILENO:TSM:08203

- PRGPERTY OWNER{S} Stamun Park Deve{opment and Hanster LLC}

- _ASSESSBR PﬁRCEL N{){s} 009-021-02, 009- 031-01, 009-031-02, Gﬂ9-031-{}? and 6(19451 CH

S ADDRESS: Rhodes Street and Cury Stree

APPL!CP‘NT‘S RE{JI.EEST Action to consider the following: Tentative Suhdmsmn Map applacatmﬂ known i :
as Summer Hawk, to allow construction of 201 residential units {with approximately 86.2% common RRESR
- areas/open space) on approximately 548.2 acres on property zoned Conservation Reserve (CRY Single

- Family 12,000 {SF12}, a Special Use Permit fo allow compliance of the Carson City Hillside Ordinarice and
- modsl homes (on lots 1. 2, 66 and 67), a temporary sales office and associated flags/flagpoles, and a -
- Variance to allow minimum ot size reduction from the Conservation Reserve (CRY Single Family 12, GGG

(SF12) standards to an 8,000 square foot minimum ot size, in addition to a reduction in setback/lot wadm
sianﬂarﬁs RTINS _

'commrss;omﬁﬂs PRESENT: []PEERY [X] VANCE ~  [X] SEMMENS
| [KIBISBEE © [X]MULLET  [X] REYNOLDS [X] KIMBROUGH
| '_smFF REWRT PRESENTEEJ BY: . Jennifer PruittiHeidi Eskew-Hermann  [X] REPORT
L | | ATTACHED
STAFF Remmmsmmmw [ X1 CONDITIONAL APPROVAL [ IDENIAL. .
- APPLICANT REPRESENTED BY: Mark Rotter o S
| _:_u_APthm' _ .-*xm;n#mfmm o APPLICANTIAGENT _ APPLICANTIAGENT
i PRESEHT_ _ S SPGKE NGT PRESENT DID NOT SPEAK

APPLICANT#‘AGENT END!C#TED THAT HE HAS READ THE STAFF REPGRT AGREES AND
- UNDERSTANDS THE FINDINGS, RECOMMENDATIONS, AND CONDITIONS, AND AGREES TG
. CONFQRM TO THE. REQUIREMENTS THEREQOF WITH STAFF'S MODIFICATIONS. Yes SR

. _' - S PERSGNS SPOKE I FA‘U'OR OF THE FROPDSM. . PEREONS SPOKE B\I OPPOISITEUN OF THE PROPOBAL

_ 'Dtscuss;tm PECITES COMMENTS FOR THE RECORB

o Public Comment:

. Dave Helgren Issuesmti'l drainage, access and grading. -

. : ) _f 'E}eputy Bistnct Mtnmey Madden informed the Commission that Mr Helgren E cumments were S
: - off 'the agenda s tnpt-:: and that he should submit his claims in writing. : - '

LA :'Dawd Ruf owner Gmenhousa Garden Center {GGC) - apphcant addressed his issues, -
- ‘goncerned with ability to load and unload trucks on Rhodes Streets. Would like to see efﬂuent SRR

. line to serve proposed parks and general area. Mentioned bike path on Curry Street and 2’9 y&ar S

: ul{i develnpment agreement between GGC and City. It looks like a nice pmject RN
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e Ed Srlsb? adlacant msment queshﬂneci haw the flood plam wﬁi 1mpa£:t the ccnnea::tlnn of
. 'RhudesandaeﬁsStreets&_-- L o

- _ Steve Dxnby 1224 Crain Street - this deve[opment isa good way to acc&mmodafe gmwth Can o
. open space ever be developed with houses? {no per Walter Sulfivan with a::knowtedgmenf fmm. g
~Juan Guzman, {Jyen Spaoe Martager) : . o

| o HOT!GN WAS MADE TD RECUMMENE} APPROVAL.: '
. E'} - WITH THE FINDINGS AND CONDITIONS AS ENUMERATED UN THE STAFF REPOR?
- X} WITH THE FINDINGS AND CONDITIONS OF THE STAFF REPORT AS MODIFIED

L ] - WITH THE FIND!NGS AND CONDITIONS OF THE CDMMISSiON ENUMERATED ON TH!S CASE
- RECORD - : :

. MOVED: Blsbee SEcomu Semmens  PASSED: _6_/AYE _0_INO__/DQ_1_/ABSENT . masmwﬁn:f L

' SCHEE}ULED FDR‘FHE B{}ARD OF SUPERVESE}RS . DATE: 12—21-&6




PARKS AND RECREATIO\? CGMV,EISSI{)’\I

- STAFF REPORT -
: \TEETING DﬂhTE o - " November 7, ‘I-.Iﬂlf}.ﬁ
AGE"@DAITEH NUMBER 3B
._'STAFF _' S i '-'Reger Moelienderf Parks and Recreatmn Duectﬂr T

Vemn L. Krahn, Park Planner

BEQUEST

B 'Actmn to pmvzde the Piannmg Comlmssmn and Board of Supen isors mth recommandatlons regarde o Ee

' the conceptual desigus for a trail system concept and several parks for the proposed Summer Hawk

_ Subdivision Development located west of the intersection of Curry Street and Rhudes Street suuth 0f o S

C Hﬂl and marth of the W ashne Tribe’s Carson Colony.

GE‘\IERAL DISCUSSIDN '

~On Dcmber 1? 2{}5}6 the Par}s:s and Recreation Cornmission was to discuss a trail system cﬁmcept and
the design for several parks within the proposed Summer Hawk Subdivision.- Unfartunatﬁly, dustoa

lackofa quorum, this agenda item had to be postponed to the November 7, 2006, Commission meeting.” S

‘Since October 17, the Parks and Recreation Department staff and Mark Rotter, Project Engineer with SR

] - Syncom Homes, have met to further refine the proposed trail S} stem mchldmg the n'mﬂlead park aud o

L the cnnceptual desagn for the park’s development.

o ” Park and-Tml Sv‘stem Design C-mme_nts:

Al piopesed water drainages and open space areas within the subdivision’s interior are to be used to

~create an interconnected trail system to the surrounding federal lands, adjacent private properties, park

- sites, and the trailhead park at the northwest comer of the dev elopment. Also, these trails have been
o '(iemgned with adual purpose. They will be used as fire breaks and fire access routes for the Carson -~
- City Fire Department to protect the subdivision from wildland. The parks provide areas of cievelﬂped SR
active and passive recreation, as well as natural areas which are less manicured (Refer to the REVISED SO

= attached site map and conceptual park maps). In addition, the Carson City Fire Department has -

- recommended working with Carson City’s Cooperative Extension Office and the developer to develm:r RS

a fuel management plan for the City’s open space areas and identify plant spemes v»hmh are ﬁm _

= s reszstant 1:1 the proposed park’s design.

Project Information Data

. Summeerkaumma Y -
Total Residential Lots: 201
- Total Land Area: _ C 5482 Acres _
- TotalLot Area: - -~ . 47.7 Acres (8.7%)
.. Total Stréet Area: SRR : 19.0 Acres (3.5%)
- Total Open Space Area:  ~  472.5(86.2%) . o RIS
Total 15’ Pathway .~ 6070 Linear Feet/ 1,15 Miles - 2.1 Actes

Total 8 Pathway .~ 7.435 Linear Feet / 1.4 Miles - 1.4 Acres .




T@tal Paﬁ{ﬁrea SERER o 545 Actes

1. Ccmeptua Neighborhood Pari{ 1.53 Acres
2. Cﬁncepmal Active Park: 2.48 Acres

3._-(3&:_@:31}‘&1131: Trailhead Park; © -~ . 1.44 Acres

“The proposed design concept is different from a centralized three to five acre park.. However, staff
_-supports the propas'ed smaller and decentralized park concept because it mininiizes grading impactson
- the property’s surrounding hillsides and adapts itself to a difficult site. Furthermore, the proposed use .

-of the trails systems as an alternate fire safe route is innovative and provides for the use of a recreation
' amenity to mitigate fire access concerns, A study by staff of a slope analysis map revealed thata
- - substantial majority of residential units have been placed within areas of existing slopes of 15% 01: Iess

AR other arcas of the site contain slopes much greater than §5%.

| _Staﬂ’- s Reﬂommendatism‘

It is s‘taﬁ"s opmmn that the proposed demgn for the subdm.smn 8 traﬂ system and parks is in suhstanhal
* compliance with the City's recently adopted Parks and Recreation Master Plan and the Unified Trails -
- Master Plan by providing park system amenities for this development. Furthermors, the proposed
‘amenities begin to address the lack of park and trail facilities in Neighborhoods #8 and #9. The
‘proposed trail system and parks have the benefit of offering open space and park land at no cost to
~ Carson City and assists the City in the implementation of the Parks and Recreation Master Plan in the
. southwest area of the community. With the donation of these park and open space lands, there will -
- come the responsibility of maintaining these lands and trajl facilities. As a potential solution, staff will

~-recommend a Condition of Approval to the Planning Commission and Board of Supervisors aslﬂng th»: L :

apphcant to create a Landscape Maintenance District to maintain the parks and trail system.

) RECDHmiENI}ED ACT IDN

o 'Move to prm ide the Piaxmmg Carmmssmn and Board c-f Supervisors Wlth recommendatmns regardmg
the conceptual designs for a trail system concept and several parks for the proposed Sumimer Hawk

. Subdivision Development located west of the intersection of Curry Street and Rhodes Street, snuth of -
C HllI. aml north of the Washae Tribe’s Carson Colony. : -

o4l
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_ C&RSGI\ CI'IY DPEh SPACE AI}VESORY CGMMI’I’I‘EE
" Minutes of the October 16, 2006 Me&%mg

o _'A reguiar meetmg of the Carson Catg.-' Open Spaa:e A{iwww Committes was schedulad fm‘ 6:00 p:m.on e
- Monday, Gutoher 16, 2006 in the Cormmunity Center Sierra Roomi, 851 East William Street Carson
' Czt} Newada o : '

o PRESENT wa: Gha1rp-ersm Dan Jauquﬁt
o - Michael Fischer
. Tricia Lincoln o
. Wayne Perock .
- Howard Riedl
. STAFF: . Linda Ritter, City Manager SRS
-7 Juan Guzman, Open Space / Property T-vfanager
" Vern Krahn, Park Planner
-Ann Bollinger, Open Space Assistant
Stacey Giomi, Fire Chief
" " Lee Plemel, Planning Division Prmcipal PIanner
- Mary-Margaret Madden, Senior Deputy District Attomey
- Kathleen I{mg, Recording Secretary _

NOTE: A reccrdmg of these pmceedmga, the ‘cormittee’s agenda matenals and any wmtten' ;_'-_'33

comments or documentation provided to the recording secretary during the meeting are public record,”
"on file in the Clerk-Recorder's Office. These materials are available for review during regular busmess :
hours. -

| 'CALL TG ORDER AND DETERM]I\ATIUN OF QUORLM (6 11:54) - Vice Chaarpersun Iacquet o

~called the meeting to order at 6:11 pm. A guorum was pressnt Chairperson Hartrnan and Memher -
Scott were absent. _ _

; ___CITH:EN COMMEN‘TS ON NGN-AGENDIZED' FFEMS (6:12:16) - None. .

1. ACTION ON APPROVAL OF MINUTES - September 18; 2006 (6:12:19) - anber maﬂ: e
'-mﬂve-d to appmwe the minutes. Member Fischer seconded the motion. Motion carried 5-0. : '

2 . wnnmcmmr«s TO THE AGENDA (6:12:43) - Nr.mf:

3 AGENI}A ITEMS:

o : 3~A A{TTION TO PR{)VH}E TG THE PLANNING COWIPEHSSIDN WB BOARD (}F S
SU?ERVISORS RECOMMENDATIONS REGARDING THE OPEN SPACE COMPONENTS

- FOR THE SUMMER HAWK SUBDIVISION PROPOSED DEVELOPMENT LOCATED = |-

: WEST OF . THE INTERSECTION OF CURRY STREET AND RHODES STREET, SOUTHOF =

L -C-EH}LL AND NORTH OF THE CARSON WASHOE COLGNY {(6:12:50y - Mr. Guzman
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CARSON CITY OPEN SPACE ADVISORY COMMITTEE . -
Minutes of the October 16, 2006 Meeting '

Page 2 . DRAFT

introduced Mark Rotter of Capital Engineeting, representing Syncon Homes, and provided b:ickgmuﬁd

- information en this item, M. Rotter introduced Michelle Godde, of Syncon Homes, and Paul Dalka, of o '
- Capital Engineering. He provided an overview of the project, and orented the committee mernbers to o
- the subject property using a displaved acrial map. He narrated 2 SlideShow presentation. of the -

: . - proposed development.

In response to a question, Mr. Guzman expiained the provisions of the City's hillside developmetit

ordinance. He advised that the subject parcel was considered by the committee a number of vears ago,
with the recommendation to encourage a planned unit development such as is being proposed. At Viee .

- Chairperson Jacquet's request, Mr. Guzman explatned the worst case scenario with regard to potential

~ development of the subject property. Mr. Rotter requested a positive recommendation from the

committee with regard to the proposed project. He advised of having spent a considerable amount of .

time with City staff to ensurs an appropriate development. He expressed the opinion that the proposed

- development will benefit Carson City open space with connectivity to 10.S. Forest Service lands to the -

west,

S In -reépﬂnse to a question, M. Rotter explained the provisions of the proposed landscape maintendncs

district. Mr. Guzman explained the method by which adjacent ‘property ownérs can opt into a
- landscape maintenance district. In response to a further question, Mr. Rotter advised that the only _
- off-site improvements will be on Rhodes and Betts Streets, He pointed out a connection to an existing, © -

- off-site pathway. In response to a further question, he pointed out access points throughout the

property. Mr. Guzman advised that the unified pathways master plan element designates the area as

- non-motorized. In response to a question, Mr. Rotter advised that the landscape maintenance district -
- would have to be in place in order to request final map approval. In response to a further question; he
anticipates the development to be built out in 4 to 6 vears. In response to a further question, he noted =
the City's policy for developers to maintain parks, landscape, and fuels management for a two-yedr
- period. - Tn response to a further question, he described plans for parks and recreation facilities within =~

- the development.

. Member Riedl éxpressed concern regarding trail accﬂs'sihiliﬁf. Mr. Rotter advised that all the pathways . | _
will be located outside the lots. Mr. Guzman advised that all land encompassing pathways will be -
dedicated to the City. Member Riedl expressed support for the clustered development paftern, and "4

fot of property in open space.” In response o a question, Mr. Rotter advised that any cultural resources

- would need to be developed. Member Lincoln inquired as to the location from which the viewsh-edjiine_: -
- was determined, Mr. Guzman advised that one point for the master plan analysis was from the -
intersection of Highway 50 and the freeway, the other point was further south from Edmonds and -

- Clearview Drive. Mr. Rotter acknowledged that, other than a major power line, all utilities will be
~underground. In response to a further question, he advised that fuels management conld be done

. through a variety of means. He acknowledged that specificity would be included in the provisions of b
- the landscape maintenance district. Member Lincoln expressed a preference that sheep grazing be

. included as a preferred fuefs management method.

T ..
g
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CARSO‘\I CET& OPEN SPACE AD"L'IS{}RY C{JMMITTEE
: - Minutes of the October 16, 20606 ! ‘\vleetmg

Page 3 o DRAF’I' o

o Vlce Chalrpersan Jacq&et called for puﬁ:rhc comment and, when none was fuﬂhcammﬂ" entertamed a
- motion. Member Fischer moved to recommend to the Planning Commission and the Board of
Supemsnrs, as refated to open space, the conceptual subdivision map for the Summer Hawk

- Subdivision located at the west terminus of Rhodes Street in Carson City, Nevada. Member
" Riedl seconded the motion. At Member Lincoln's request, Chief Giomi commented "wé are moving -
. intp gmund that we've never moved into before with this. development ..." He advised that the
- “developets had been very coopefative in terms of providing for the necessary safety of the future = ;
residents. He cautioned that Carson City is a fire env ironment, "and there are only so many things you
‘can do to mitigate that fire environment.” He emphasized the importance of resideiits realizing the risk
“imvolved in building a home in a wild land urban interface area. He explained that the fuel model i is
: relam?eij,f easy to control at the present time because of the recent bum, but noted the history of fire in = .-
the area.’ The fiuels management plan, which is in the process of being reviewed by Fire Department = = |
o _parsannei addresses mapy of the concerns raised by Member Lincoln. Chief Giomi cautioned against .
- emphasizing any one type of fuel management method. He discussed the importance of pmwdmg the
- opportunity to use "the proper fuel management technique as opposed to a preferred method." While = | -
- sheep grazing may be effective today, as the fuel environment changes, it may not be as effective in 10 = =
- “to 20 years. ' Chief Giomi advised that protecting the subdivision entirely will be a challenge and will - -
~ Tequire an intensive effort on the part of community fire fighting resources.- He clarified that protecting . .
- the subdivision will likely be less intense, given the modifications that Syncon is willing to make; than -
. some of the. community's existing subdivisions. Vice Chairperson Jacquet thanked Chief Giomi, and - |+
‘called for a vote on the pending motion. Motion carried 50, Vice Chairperson Iacquet recesseﬁ the - f o0
R ';me-ehng at 5 55 and reconvened at 7:02 p.m. :

P J-B. ACTIGN T() PRDVIDE THE BOARD OF SUPER‘#"ISDRS WITH_ e
_-_._-_'-:RECOMNDATIDNS REGARDING THE FEDERAL LANDS BILL MAP. THE MAY |
- WILL BE USED AS THE BASIS TO CREATE THE FEDERAL LANDS BILL FOR CARSON REDER PRI

. CITY, WHICH CONSISTS OF PROPOSED LEGISLATION TO BE CONSIDERED BY THE .

-~ US. CONGRESS TO ALLOW FOR THE EXCHANGE AND / OR TRANSFER IN -

. OWNERSHIP OF LANDS OWNED BY THE FEDERAL GOVERNMENT IN CARSON CITY. = e

- RECOMMENDATIONS MAY INCLUDE THE IDENTIFICATION OF FEDERALLY-OWNED -

" LANDS AND CITY-OWNED LANDS WHERE OWNERSHIP MAY BE EXCHANGED AND/
OR TRANSFERRED AND USED FOR PUBLIC OR PRIVATE ACTIVITIES INCLUDING;

BUT NOT LIMITED TO, MANAGEMENT OF OPEN SPACE, PARKS AND RECREATION;

ECONOMIC DEVELOPMENT, AND PUBLIC UTILITIES AND SERVICES {7:02:13) - Mr.

- Guzman introduced Ms. Ritter, Chief Giomi, Mr. Plemel, Mr. Krahn, Ms. Bollinger, and Consultant - s

John McLain. He provided an overview of the-recommendations regarding the Silver Saddle Ranch . i

L prcmded by the Carson River Advisory Committee and the Parks and Recreation' Comumission, - He o
-reviewed the federal lands bill public meeting schedule, and provided an overview of the agenda

. materials. Ms. Ritter explainied the public process associated with the proposed federal lands bill map, .'

. and adwsed that the map will be presented to the Board of Supervisors on November 16‘“‘ '

: Mr Guzman pmwded a dataﬂe»d overview of t‘ne prupased fﬁderal lands bill map whmh was dmplayed :; 5




~ OPEN SPACE ADVISORY COMMITTEE - -
STAFF REPORT -
MEETINGDATE:  October 16,2006
:'AGENBAITEMNUWER O 3A

o STAFF B - Juan F. Guzman _

B -REQUEST: 3 S '-fu:tmn to prm ide to the lenung Coviiission &ad Bmard nfSupen'}sors*"f;
U e e - recommendations regarding the open space components for the’ Sumtier o

* Hawk Subdivision proposed development located west of the -0

intersection of Curry Street and Rhodes Street, sauth of C HLH ami mrthj} S

. of the Carson Washoe Coi@n} : i

'GENERAL DISCUSSION: Mr Mark Rotter, engineer for the Suntier Hawk pmposal b}f Sjrﬁcom
Homes, has agreed as requested by staff to bring these maps in front of the Open Space Advisory .
o Cornmittee. Thie proposal calls for the development of approximately 200 units located on private iands
_owned by JC Nevada Properties, LLC, and Stanton Park (Dwight Millard). The development anticipates = .
- using the provisions of the cluster ordinance, which allows densities to be clustered without the neeti to S :
' ‘prewds for 2 home oWners assuclannn or the format of a planned unit development. '

' .'I%'rewew of the sl()pe_ ana}ys.ls map- revealed that a substantial ma_]:nnty ﬂ-f the units have been placed within
- areas of existing slopes of 15% or less. All other areas of the site contain slopes much greater than 15%. It -
- i§ pertinent fo.the fanctions of the Open Space Advisory Committes to advise the Board regardingthe -
- applicants’ proposal to offer for dedication the lands not proposed for development surrounding the U
subdivision. These lands, owned by Mr. Dwight Millard, comprise sites previously identified as an-area of
" ptiority for open space preservation. The proposal has the benefits of offering the land at no cost to Carson S
- City.. It also has the benefit of providing for trails, a developed linear park, and access into the adjacent
~ lands owned by the Forest Service to the west, north, and south. With the donation of these lands will come *
the responsibility of the management of those lands, particularly at the interface where the lands are ciose tcc S
the subdivision. Staff anticipates the recommendation of a condition of approval to the Planning N
" Commission and Board of Supervisors suggesting that the applicant create a maintenance districtto- ©
~ facilitate the management of those lands. Although the proposal does not preserve all the existing land w1t11 RRaE:
recreation potential, it does offer a substantial amount of steep land providing for development of the areas S
" with the least amount of steep topography. Staff will recommend that the Open Space’ Advisory Commmae =
favorably consider the offer to dedicate these lands to Carson City to be mamgﬁd by the Upan Space
o ngram (see attached ietter)

e -.On Uctober 1{} Eﬂf}ﬁ the apphcant met mth Parks and Recreatmn Departmem staff to dlscuss pntenhal S,
-+ -approaches for the parks amenities to be &eveluped with the subdivision. Drainages and open'space in thﬂ - .: R
- interior of the subdivision are to be used in order to create a linear park. That system provides for areasof

o _'daveioped manicured parks, as well as areas in a natural state. The advantage of this proposal is that it daes Lo
. serve to connect the interior of the subdivision to the exterior very well through trails and facilities. Staff
- _has attached a' s;mpie map illustrating the proposed development area and the surmundmg land m:mf,rshlpa PN

- 3RECOMMENDED JLCTE(}N - Move to recommend to the PLanmng Cumssmn and Board of o
' S : - Supervisors, as it relates to Open Space, the conceptital subd1wsmn map Lo
. for the Summer Hawk Subdivision located at the west terminus of -

" Rhodes Street in Carson Clty, Nevada,
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'MEMORANDOM

“Carson City Planning Division

“From: Don Wilkins, Plans Examiner

CC:

. Date:
Re: _

Nnvémber 20,2006 _
Syncon Homes — Proposed "Summerhawk® PUD

~ Scope of Project:

Proposed Planned Unit Development

1.

Projgct req!uirés'a;:lplicatinn 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,

.. The plans must comply with the latest version of the C'arsén'-{:itﬁ_.f S
Building Division handout title “RESIDENITAL PLAN SUBMITTAL

'_REQUIREMENTS: One & Two Family Dwellings and Accessory

Structures”

Dwellings may not encroach - closer than 3-0" (three feet) to the
“property fines with a 1-0" {one foot} roof overhang or projection. -
Dwellings which encroach closer than 3-0" {three feet) to the property

lines shall be required to have one-hour rated fire resistive construction.

~ Furthermore, there shall be no exterior openings for the wall line of a
dwelling which encroaches closer than 3'-0" (three feet) to the property
lines {03 IRC Section R302) S B

. Properties above 5,000 feet in elevation shall be required to be -
designed for a 40 PSF roof snow load. (Carson City amendment of 03

| -~ {RC R301.2.3 & Table R301.2.3)

Al roofing shall meet the requirements of a Class ‘A’ fire resistance.
- rating within this subdivision. {Carson Ci#y amendment of 03 IRC.
R805.1) _ : -

- As part of a complete submittal, the issue of drainage away from the

proposed dwellings must be addressed. The drainage must flow

- towards .the public right of way, and may not cross property lines - |
- towards neighbaring structures. {103 IRC R4071.3) =




Staff Recommendation:

Thls review does not constitute a oc}mp[ete plan exammatmﬂ "recessan.f for a Bw dmg
Permit approval. The above are observations based on the information provided by the -
applscant ‘The Carson City Building Division has no objections regardmg this pr{};ect
beyom the | concerns noted above.
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