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   STAFF REPORT   
     
     
 
Report To:  Board of Supervisors     Meeting Date:  June 21, 2018 
 
Staff Contact:  Hope Sullivan, AICP, Planning Manager 
 
Agenda Title:  For Possible Action: To approve a Master Plan Amendment to create a new Specific Plan Area, 
Blackstone Ranch Specific Plan, for 26.89 acres of existing Lompa Ranch Specific Plan Area, located at the east 
end of Railroad Drive and west of Interstate 580, APN 010-051-44.  (MPA-17-185) 
 
Staff Summary:  The subject property is identified in the City's Master Plan as part of the Lompa Ranch 
Specific Plan Area.  Consistent with the Lompa Ranch Specific Plan Area policies, lands within this area are 
required to have a new Specific Plan adopted, as well as rezoning.  The proposed Specific Plan will address 
design standards and guidelines, as well as public services and infrastructure.  
 
Agenda Action:  Formal Action/Motion   Time Requested:  45 minutes 
 
 

Proposed Motion  
"I move to approve a Master Plan Amendment to create a new Specific Plan Area, Blackstone Ranch Specific 
Plan, for 26.89 acres of existing Lompa Ranch Specific Plan Area, located at the east end of Railroad Drive and 
west of Interstate 580, APN 010-051-44 subject to the incorporation of the modified language to policies 3.1.2.b 
and 3.1.2.c as recommended by the Planning Commission.   
 
Board’s Strategic Goal 
Quality of Life 
 
Previous Action   
At its meeting of May 30, 2018, by a vote of 5 - 2, the Planning Commission adopted Resolution 2018-PC-R-3 
(attached), recommending approval of MPA-17-185, a Master Plan Amendment to create a new Specific Plan 
Area, Blackstone Ranch Specific Plan, for 26.89 acres of the existing Lompa Ranch Specific Plan Area.  As noted 
in the Resolution, the Planning Commission's action included modifications to the language of policies 3.1.2.b 
and 3.1.2.c as stated in the staff report to the Planning Commission. 
 
Background/Issues & Analysis   
The Board of Supervisors is authorized to amend the Master Plan.  In reviewing a Master Plan Amendment, the 
Board shall consider the record and evidence introduced to the Commission and may approve, modify or deny 
the Commission's action.  If the Board proposes to modify the approval action from the Commission, the 
proposed modifications shall be referred to the Commission for consideration.  Please see the attached staff 
report to the Planning Commission for further information.   
 
Applicable Statute, Code, Policy, Rule or Regulation   
CCMC 18.02.070 (Master Plan), 2006 Carson City Master Plan, Chapter 8 (Lompa Ranch Specific Plan Area). 
 
Financial Information 
Is there a fiscal impact?     Yes       No 
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If yes, account name/number:        

Is it currently budgeted?     Yes       No 

Explanation of Fiscal Impact:        

Alternatives   
Modify the request, and direct it back to the Planning Commission for review of the Modification. 
 
Deny the request. 
 
Board Action Taken: 
Motion: ______________________________ 1) _________________ Aye/Nay 
                   2) _________________ ________ 
           ________ 
           ________ 
           ________ 
           ________ 
___________________________ 
     (Vote Recorded By) 







STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF MAY 30, 2018 
 
FILE NO:  MPA-17-185 and ZMA-17-186 AGENDA ITEM:  G.4 & G.5 
 
STAFF CONTACT: Hope Sullivan, AICP, Planning Manager 
  
AGENDA TITLE:  
For Possible Action: To adopt a resolution recommending to the Board of Supervisors approval 
of a Master Plan Amendment to create a new Specific Plan Area for 26.89 acres of the existing 
Lompa Ranch Specific Plan Area, located at the east end of Railroad Drive and west of 
Interstate 580, APN 010-051-44. 
 
For Possible Action: To recommend to the Board of Supervisors approval of a Zoning Map 
Amendment to change the zoning from Agriculture (A) to Single Family 6,000 (SF6) on 26.89 
acres of the existing Lompa Ranch Specific Plan Area, located at the east end of Railroad Drive 
and West of Interstate 580, APN 010-051-44. 
 
STAFF SUMMARY: 
The subject property is identified in the City’s Master Plan as part of the Lompa Ranch Specific 
Plan Area.  Consistent with the Lompa Ranch Specific Plan Area Policies, lands within this area 
are required to have a new Specific Plan adopted, as well as rezoning.  The proposed Specific 
Plan will address design standards and guidelines, as well as public services and infrastructure.  
The applicant is seeking a zoning designation of Single Family 6,000. 
 
RECOMMENDED MOTIONS: 
“I move to adopt Resolution No. 2018-PC-R-3 recommending to the Board of Supervisors 
approval of MPA-17-185, a Master Plan Amendment to create a new Specific Plan Area for 
26.89 acres of the existing Lompa Ranch Specific Plan Area, located at the east end of 
Railroad Drive, APN 010-051-44 based on the findings contained in the staff report and 
subject to the incorporation of modified language to policies 3.1.2.b and 3.1.2.c as 
follows: 
 

3.1.2.b The Unified Pathways Master Plan (UPMP) identifies two non-
motorized path systems adjacent to the subject property.  Future development 
plans will provide for path connectivity from the proposed development to the 
City’s Linear Park multi-use path along the west side of the Carson City 
Freeway.  These two neighborhood access corridors shall be approximately 30 
feet wide and have ten foot wide multi-use paths located in them.  A public 
access easement or a similar legal instrument will be utilized to grant public 
access in perpetuity for these two neighborhood access corridors.  The 
applicant will prepare the legal documents and record with final map. 
 
3.1.2.c Chapter 7 in the UPMP provides the City’s sidewalk policies and 
implementation strategies for pedestrian connectivity within developments 
and between project sites and the City’s existing sidewalk / path systems.  The 
design of the sidewalk system, including pedestrian crosswalks, connections 
to the adjacent residential neighborhood, and connections to the City’s non-
motorized path system will be reviewed for consistency with the UPMP at the 
time development is proposed.” 

 
“I move to recommend to the Board of Supervisors approval of ZMA-17-186, a Zoning 
Map Amendment to change the zoning designation from Agricultural to Single Family 
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6,000 on a 26.89 acre property located at the east end of Railroad Drive, APN 010-051-44, 
based on the findings contained in the staff report.” 
 

Vicinity Map 
Exhibit 1 

 

 
 

 
RECOMMENDED CONDITIONS OF APPROVAL: None 
 
LEGAL REQUIREMENTS: CCMC 18.02.070 (Master Plan) & CCMC 18.02.075 (Zoning Map 
and Zoning Code Amendment) 
 
MASTER PLAN DESIGNATION: Medium Density Residential (MDR) 
 
ZONING DISTRICT: Agriculture (A) 
 

Site 
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KEY ISSUES: Does the request meet the findings required for a Master Plan Amendment?  
Does the request meet the findings required for a Zoning Map Amendment?   
 
SURROUNDING MASTER PLAN:  
NORTH: Parks and Recreation 
SOUTH: Community / Regional Commercial 
WEST: Medium Density Residential 
EAST: Industrial 
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
NORTH: Public Community / Linear Park 
SOUTH: Limited Industrial / Vacant 
WEST: Agriculture/ Interstate 580 
EAST: Single Family 21,000 square feet Planned Unit Development (SF21-P)/ Single Family 
Homes 
 
ENVIRONMENTAL INFORMATION:  
FLOOD ZONE: Zone X (area of minimal flooding) and Zone AH (100 year flood plain) 
SLOPE: Flat 
SEISMIC ZONE: Zone II (Moderate) 
FAULT: Within 500 feet 
 
SITE DEVELOPMENT INFORMATION:  
SUBJECT SITE AREA:  26.89 acres 
EXISTING LAND USE: Vacant land 
 
SITE HISTORY: 
None 
 
BACKGROUND:  
The Carson City Master Plan was adopted on April 6, 2006.  As stated in Chapter 1 of the 
Master Plan: 
 

“This Master Plan is an officially adopted advisory document that outlines Carson 
City’s vision and goals for the future and provides guidance for elected and 
appointed officials in making choices regarding the long-range needs of the 
community.  The written goals and guiding principles, policies, and 
recommended actions, in combination with the Land Use Map, provide guidance 
for decisions affecting growth, the use and development of land, preservation of 
open space and the expansion of public facilities and services.  The Master Plan 
consists of both written policy recommendations and maps, which should be 
used together when making decisions.  It is also recognized that this document 
should be reviewed annually at a public hearing and revised as needed to reflect 
the availability of new implementation tools, changes in State and Federal law, 
changes in funding sources, the results of monitoring the effectiveness of existing 
policies and the impact of past decisions, as well to reflect changes in the 
community’s vision for the future.” 

 
When the Carson City Master Plan was adopted in 2006, it included a specific plan area for the 
Lompa Ranch that established policies to provide framework for the future development of the 
property.  The map from the existing Master Plan depicting the Lompa Ranch Specific Plan area 
is included as Exhibit 2 in this report.  The Lompa Ranch Specific Plan Area (SPA) policies were 
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created to ensure that any development of this large area of vacant land would accomplish the 
following: 
 

• Provides for a comprehensive Development Plan for a balanced mix of land uses and a 
variety of housing options; 

• Ensures the creation of cohesive neighborhoods within the SPA; 
• Ensures adequate vehicular and non-motorized circulation throughout the SPA;  
• Ensures the compatibility of future development with established neighborhoods in the 

area; 
• Ensures that adequate public facilities and services will be provided to serve the area; 
• Will not adversely impact the public health, safety and welfare. 

 
Per the LR-SPA, adoption of a new SPA and rezoning of the areas with the LR-SPA is required.  
The new SPA and the rezoning must be in compliance with the existing Specific Plan policies 
that exist in Chapter 8 of the City’s Master Plan.  The intent of the new SPA is to more 
specifically define the design standards and infrastructure provisions consistent with the existing 
Master Plan. 
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Existing Lompa Ranch SPA as Adopted in the City’s Master Plan in 2006 

Exhibit 2 
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The subject 26.89 acre property is located within the SPA.  The land use designation per the 
SPA is Medium Density Residential.  Per the requirements of the Master Plan, the applicant is 
seeking approval of a Specific Plan, called the Blackstone Ranch Specific Plan, that addresses 
Design Standards and Guidelines, and Public Services and Infrastructure.  The applicant is also 
seeking a zoning map amendment to zone the land Single Family 6000. 
 
Of note, the Board of Supervisors adopted the Lompa Ranch North Specific Plan in April 2016.  
That plan includes the portion of Lompa Ranch north of Fifth Street, and includes the following 
mix of land use designations: 

• Medium Density Residential (MDR) 
• High Density Residential (HDR) 
• Mixed-Use Residential (MUR) 
• Neighborhood Commercial (NC) 
• Mixed-Use Commercial (MUC) 
• Open Space (OS) 

 
As previously noted, the proposed Specific Plan must be consistent with the policies of the 
existing SPA.  Staff finds the proposed Specific Plan to be consistent with the policies of the 
existing SPA as noted below. 
 
LR-SPA 1.1—Specific Plan Area Requirement 
The Master Plan Land Use Map identifies a mix of uses for the property but is merely intended 
as a guide for future development of the property.  Prior to any development occurring on the 
property, a new Specific Plan Area (SPA) must be approved to more specifically establish land 
uses, densities, design standards, and other standards pursuant to the general policies of this 
SPA.  The SPA shall modify the Land Use Map, as appropriate, to identify land use areas, 
parks, open space, drainage facilities, etc.  Appropriate zoning of the property may be included 
as part of the SPA process.   
 
The applicant has proposed a new Blackstone Ranch Specific Plan to comply with this policy 
requirement.  The existing Master Plan Land Use Map identifies the subject property as Medium 
Density Residential.  The applicant is seeking zoning consistent with that designation.   
 
The Blackstone Ranch SPA provides design standards based on single family residential lots on 
lots that are a minimum of 6,000 square feet.  The guidelines housed in the Blackstone Ranch 
SPA address architectural style, fencing, landscaping, and lighting.  The Public Services and 
Infrastructure provisions addresses trails, open space, sanitary sewer, water service, 
stormwater management, utility service, roadways, traffic impacts, and schools. 
 
LR-SPA 1.2—Mix of Land Uses 
The SPA encourages a mix of land uses, including a variety of residential densities, 
employment/office uses and commercial uses to serve the local neighborhood as well as the 
region.  The incorporation of higher density housing within the mixed-use commercial area to 
compliment retail and employment uses is encouraged.  The final SPA shall establish guidelines 
for the mix of uses desired within the Activity Center and the appropriate configuration (i.e. 
vertical or “stacked” mixed-use, or horizontal or “side-by-side” mixed-use) of uses within it. 
 
The development of the subject property constitutes a relatively small segment of the overall 
Lompa Specific Plan area.  This particular area is designated for Medium Density Residential, 
whereas other areas are designated as Mixed Use Residential and Mixed Use Commercial.  
The overall buildout of Lompa Ranch will yield a diversity of uses.  However, the Blackstone 
Ranch Specific Plan will provide for medium density residential uses as opposed to a diversity 
of uses.   
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LR-SPA 1.3—Development of Activity Center 
The Master Plan Land Use Map identifies an “Activity Center” in the vicinity of the freeway and 
Highway 50 East.  In the Mixed-Use Commercial portion of the property, an Activity Center 
should be integrated into the surrounding neighborhood and should incorporate a mix of 
complementary uses (including residential), increased densities, clear pedestrian connectivity 
and other transit supportive features. 
 
While an Activity Center is not specifically identified in the new Blackstone Ranch SPA, the 
proposed SPA does address connectivity issues including trails and roadways that will allow for 
access to the Activity Center.   
 
LR-SPA 1.4—Mix of Housing Types 
A range of housing types shall be included in the SPA, including single-family detached, single-
family attached, duplexes, multi-family residential units and housing included as part of the 
mixed-use development to meet varying functional and pricing needs.  Single family 
neighborhoods shall provide a range of lot sizes. 
 
The overall Lompa Ranch Specific Plan will, upon build out, have a variety of housing types.  
The housing included in the Blackstone Ranch Specific Plan will contribute to that variety.  
However, the housing in the Blackstone Ranch Specific Plan area will be medium density 
residential as opposed to a range of densities.  This is consistent with the Lompa Ranch 
Specific Plan.   
 
LR-SPA 1.5—Compatibility with Existing Neighborhoods 
Land use patterns and development intensity shall be designed to provide for compatibility with 
existing, surrounding neighborhoods, including consideration of lot sizes and development 
intensities adjacent to existing residential neighborhoods. 
 
The subject property is somewhat isolated in that it has a freeway to the east, a recreational 
linear park to the north, and vacant industrial land to the south. The one area where 
compatibility is a consideration is the residential area to the west.  The subject property is 
planned for medium density residential, thus resulting in residential uses adjacent to residential 
uses.  The intensity of uses in the area to the west is somewhat diverse in that the properties on 
the northside of Railroad Drive are one acre lots, while the lots on Trolley Way are in the 7,000 
square foot range.  The applicant is proposing a Single Family 6000 zoning district that would 
yield a minimum lot size of 6,000 square feet, but has included Policy 2.1.1.b which states 
“Neighborhood density shall properly relate to adjoining developed areas and provide for 
transition between neighborhood types.  Proper transitions can include feathering of density / lot 
size, landscape buffers, or walls/fences that serve to identify community boundaries.”  
Incorporation of this policy will allow for the Planning Commission and the Board to consider the 
lot sizes abutting Trolley Way homes during the tentative map process. 
 
LR-SPA 2.1—Roadway Linkages 
The general vehicular circulation network shall be established with the final SPA to connect the 
neighborhood within the SPA and surrounding neighborhood and shall include, at a minimum:  

• a north-south collector between Highway 50 East and Fifth Street;  
• connection of the north-south collector to Robinson Street;  
• a collector from Fifth Street to Railroad Street across the Linear Park;  
• and other roadways and connections as required by a traffic study. 

 
The Blackstone Ranch SPA addresses the Roadway.  Section 3.6.b states: 
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“Railroad Street will be extended as a collector street to the northern boundary of the Linear 
Park.  All development plans, including construction plans, will reflect this improvement and the 
road will be constructed at the time of site improvement.  Consistent with the Lompa Ranch 
SPA, the intent of the collector street is to connect Railroad Street to Fifth Street.” 
 
When the property to the north of the linear park prepares its specific plan, consistent with policy 
LR-SPA 2.1, it will include a policy to continue the collector from the northern boundary of the 
linear park to Fifth Street. 
 
LR-SPA 2.2—Traffic Study Requirement 
A traffic study shall be required for review with the final SPA.  The traffic analysis shall meet the 
requirements of the Carson City Development Standards and shall be conducted for the 
buildout of the entire SPA.   
 
A traffic study is included in the Blackstone Ranch SPA.  The Traffic Study concludes that no 
traffic mitigations are needed as all the study intersections operate at acceptable levels of 
service conditions with the addition of the project traffic.  Per 3.7 of the Blackstone Ranch 
Specific Plan, a comprehensive traffic impact analysis for the overall Blackstone Ranch SPA 
shall be reviewed and approved with the tentative map.  Additionally, updates to the master 
traffic impact analysis shall be provided for any project generating more than 80 peak hour trips 
to determine if roadway upgrades / improvements are triggered. 
 
LR-SPA 2.3—Pedestrian and Bicycle Connections 
Pedestrian and bicycle connections shall be provided to link all internal neighborhoods to each 
other and all areas of the development to:   

• the linear park south of Fifth Street and along Fifth Street; 
• any commercial, mixed use or employment areas with the SPA; 
• the Highway 50 East multi-use path; 
• the high school; 
• Saliman Street; 
• any internal trails, open space and parks provided as part of the SPA development. 

 
Section 3.1.2 of the Blackstone Ranch SPA addresses Trails and Pathways.  It calls for path 
connectivity from the future development on the subject property to the city’s Linear Park multi-
use path, and to the future north/south multi-use path along the west side of the Carson City 
Freeway.  This is consistent with the recommendation in the Traffic Impact Study, which 
recommends that the project construct a connection to the multi-use trail north of the project site 
to provide for a quality walking and cycling connection to Freemont Elementary School. 
 
Per 3.1.2.c, the design of the future projects internal pathway / sidewalk system will be reviewed 
for compliance with the Unified Pathways Master Plan at the time of development review. 
 
To improve clarity, staff recommends that language associated with 3.1.2.b and 3.1.2.c be 
modified as follows: 
 
3.1.2.b The Unified Pathways Master Plan (UPMP) identifies two non-motorized path systems 
adjacent to the subject property.  Future development plans will provide for path connectivity 
from the proposed development to the City’s Linear Park multi-use path along the west side of 
the Carson City Freeway.  These two neighborhood access corridors shall be approximately 30 
feet wide and have ten foot wide multi-use paths located in them.  A public access easement or 
a similar legal instrument will be utilized to grant public access in perpetuity for these two 
neighborhood access corridors.  The applicant will prepare the legal documents and record with 
final map. 
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3.1.2.c Chapter 7 in the UPMP provides the City’s sidewalk policies and implementation 
strategies for pedestrian connectivity within developments and between project sites and the 
City’s existing sidewalk / path systems.  The design of the sidewalk system, including pedestrian 
crosswalks, connections to the adjacent residential neighborhood, and connections to the City’s 
non-motorized path system will be reviewed for consistency with the UPMP at the time 
development is proposed. 
 
LR-SPA 3.1—Floodplain and Drainage 
The existing floodplain shall be identified based on FEMA mapping with post-freeway drainage 
improvements for development of the final SPA.  In order to develop the property, drainage 
improvements will be required to mitigate the 100-year floodplain on the property.  This may 
also require amending the FEMA mapping through a letter map amendment process.  Once the 
new floodplain is determined, designated land use intensities shall be developed outside this 
floodplain area. 
 
An overall storm water management plan shall be developed with the final SPA to ensure 
adequate drainage facilities to serve the entire SPA area.   
 
A detailed wetlands delineation shall be provided with the final SPA identifying any areas that 
meet the Federal 404 definition of wetlands.  Following wetland identification, designated land 
use intensities shall be developed outside the wetlands. 
 
The applicant submitted a Conceptual Drainage Study with the application for a Specific Plan.  
This document has been reviewed by the City’s Engineering Division, and incorporates design 
standards consistent with City standards and FEMA standards to accommodate one hundred 
(100) year peak flows, hence mitigating adverse storm water conditions and impact on 
downstream properties. 
 
Section 3.4 of the Blackstone Ranch SPA addresses Stormwater Management.  With respect to 
FEMA mapping, subsection “e” acknowledges that prior to the recordation of the final map, a 
Conditional Letter of Map Revision (CLOMR) must be approved with design recommendations 
for the channel to accommodate one-hundred year peak flows. 
 
A wetland delineation is currently being prepared, and is anticipated to be complete by June 30, 
2018.  The wetland delineation will be incorporated into any future development plans, with an 
explanation of any mitigation requirements associated with the Federal permitting. 
 
LR-SPA 4.1—Quality Design 
The final SPA shall promote a variety and visual interest in the design of new residential 
neighborhoods through the incorporation of varied lot sizes, building styles and colors, garage 
orientation and other features.   
 
The final SPA shall promote variety and visual interest in the design of new commercial centers 
through the incorporation of well-articulated building facades, clearly defined entrances and 
pedestrian connections, landscaping and other features. 
 
The Blackstone Ranch SPA sets forth design standards that promote variety and visual interest 
for residential properties within the SPA area. The applicant has dedicated Chapter 2 in its 
entirety to design standards and guidelines that are intended to create a high level of quality in 
residential development within the SPA. The standards in the Blackstone Ranch SPA includes 
policies related to “forward” architecture, not allowing garages to dominate the building façade, 
providing visual interest in the streetscape pattern, limiting fencing materials, mandating 
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architectural features, limiting roof materials, and having architectural standards that promote an 
upscale development concept that reflects a western and ranching heritage while providing for 
modern features. 
 
LR-SPA 5.1—Provision of Park, Multi-Use Paths and Open Space Facilities 
Parks shall be provided commensurate with demand created by the SPA development 
consistent with the City’s adopted Parks and Recreation Master Plan standards.  Drainage and 
flood control areas may be used as part of the parks and multi-use trail system.  Parks shall be 
connected to existing multi-use trail facilities.  Parks, open space and multi-use path areas shall 
be generally depicted on the final SPA Land Use Plan. 
 
Section 3.1 of the Blackstone Ranch SPA addresses Parks, Open Space, and Trails.  No public 
parks will be incorporated into the development as the Parks and Recreation Master Plan does 
not call for them. 
 
As previously noted, path connectivity to the City’s Linear Park multi-use path located on the 
north side of the linear ditch and to the future north/south multi-use path along the west side of 
the Carson City Freeway will be incorporated into any future development.  These pathways will 
be designated for public access in perpetuity.  The internal pathway system will be evaluated for 
compliance with the UPMP at the time a development is proposed. 
 
LR-SPA 6.1—Extension of Public Utilities 
Water, sewer, storm drainage, gas, electric, telephone and cable television utilities shall be 
extended to serve the entire SPA and shall be coordinated with the applicable providers to 
ensure such facilities can be provided for the proposed development. 
 
As part of the application for a Specific Plan, the applicant submitted Water and Sewer 
Demands for Saliman Road & Fairview Drive 26.89 Acre Conceptual Drainage Study, a 
technical document prepared by a licensed engineer.  The City’s Engineering Division has 
reviewed these documents. 
 
Section 3 of the Blackstone Ranch SPA addresses Public Services and Infrastructure.  Sanitary 
Sewer is addressed in Section 3.2.  The policies obligate a future developer to preparing a final 
sewer report to demonstrate capacity to serve the development with each individual project.  
The site has no known constraints which would impact the ability to be served by a gravity fed 
extension of the public sewer. 
 
Water is addressed in Section 3.3.  Policy ”b” states the sizing of water lines is to be sufficient to 
accommodate ultimate buildout, with a trunk line running in Railroad Drive.   
 
Stormwater is addressed in Section 3.4.  Policy “a” states that drainage channels shall be 
designed to contain the existing off-site watershed discharges as well as the existing discharges 
from the SPA area.  Policy “b” states that existing drainage patterns shall be maintained.   
 
Utility Services are addressed in Section 3.5.  Policy “b” states that plans for electrical, natural 
gas, telephone, and cable service shall be reviewed and approved by the applicable purveyor 
prior to the issuance of a building permit. 
 
LR-SPA 6.2—Undergrounding of Utilities 
All utilities, including electric, shall be extended underground from their present locations to 
serve the development. 
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Section 3.5 of the Blackstone Ranch SPA states that all utility services within the new SPA shall 
be undergrounded and that overhead power lines shall be prohibited. 
 
LR-SPA 6.3—School Facilities 
The applicant shall work with the Carson City School District to establish adequate school sites 
and facilities, as necessary, to provide for adequate levels of service for the proposed 
development. 
 
Section 3.8 of the Blackstone Ranch SPA provides for the future developer to provide estimated 
student enrollment projections to the Carson City School District.   
 
LR-SPA 7.1—Adequate Public Safety Facilities 
Adequate police and fire protection needs to be established within the SPA.  Police and fire 
protection at an urban level of service needs to be demonstrated.  Any additional services or 
facilities necessary to provide this level of service should be established on a prorated basis to 
serve the entire SPA. 
 
No special or extraordinary services are incorporated into the Blackstone Ranch SPA.  It is 
anticipated the future development of this site will not compromise the level of service. 
 
LR-SPA 7.2—Fire Station Location 
The applicant shall work with the Carson City Fire Department to identify potential fire station 
locations, including off-site locations in the vicinity, to adequately serve the proposed SPA 
development area. 
 
This policy was addressed in the Lompa Ranch North Specific Plan.   
 
PUBLIC COMMENTS:  Public notices were mailed to 49 adjacent property owners within 600 
feet of the subject parcels in accordance with the provisions of NRS and CCMC 18.02.045 on 
May 11, 2018.  At the time of the writing of this report, staff has not received any formal 
comments.  Staff did have an informal conversation with one abutting neighbor who suggested 
the incorporation of a sound wall along the freeway.  This recommendation is not included in the 
document.   
 
Any other comments that are received after this report is completed will be submitted prior to or 
at the Planning Commission meeting, depending on their submittal date to the Planning 
Division.  
 
OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS:  
All comments and revisions received by City departments have been incorporated into the 
document or into the motion.   
 
FINDINGS:  Staff recommends the following findings for approval of the Master Plan 
Amendment pursuant to the Carson City Municipal Code Section 18.02.070, Master Plan and 
18.02.075, Zoning Map Amendments and Zoning Code Amendments. 
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Master Plan Amendment Findings  
 
1. The proposed amendment is in substantial compliance with the goals, policies 

and action programs of the Master Plan.  
 

As discussed in detail in the Discussion section in this staff report, the proposed 
Blackstone Ranch SPA is in compliance with policies set forth in the original Lompa 
Ranch SPA. 

 
2. The proposed amendment will provide for land uses compatible with existing 

adjacent land uses and will not have detrimental impacts to other properties in the 
vicinity.  

 
The proposed amendment provides for land uses that are compatible with existing 
adjacent land uses by creating the same or similar land use designations and intensities.  
The proposed SPA also includes a policy 2.1.1.b to specifically address compatibility, 
stating “Neighborhood density shall properly relate to adjoining developed areas and 
provide for transition between neighborhood types.  Property transitions can include 
feathering of density/lot size, landscape buffer, or walls/fences that serve to identify 
community boundaries.”  This policy will be implemented during the review of a 
development project. 

 
3. The proposed amendment is in response to changed conditions that have 

occurred since the plan was adopted and the requested amendment represents a 
more desirable use of land.  

 
 It has been anticipated that development would ultimately occur on the Lompa Ranch. 

The 2006 Carson City Master Plan adopted a SPA for the Lompa Ranch area that 
outlined, in general terms, desired land use designations and policies for future 
development. A requirement of the original Lompa Ranch SPA was to create and adopt 
a new SPA for the area to address development.  The proposed amendment is in 
response to this requirement and represents the desired use of the land as set forth in 
the original Lompa Ranch SPA. 

 
4. The requested amendment will promote the desired pattern of orderly physical 

growth and guides development based on the projected population growth with 
the least amount of natural resource impairment and the efficient expenditure of 
funds for public services.  

 
The requested amendment creates a new SPA for the Lompa Ranch properties on the 
east end of Railroad Drive. It provides development policies and design standards that 
promote desired growth patterns and quality development for the area as envisioned 
with the 2006 adoption of the original Lompa Ranch SPA. 

 
Zoning Map Amendment Findings 
 
1. The proposed amendment is in substantial compliance with and supports the 

goals and policies of the Master Plan. 
 
The original Lompa Ranch SPA states in Policy LR-SPA 1.1 – Specific Plan Area 
Requirement, that appropriate zoning of the property may be included as part of the SPA 
process. The applicant is proposing a Zoning Map Amendment in conjunction with the 
adoption of the Blackstone Ranch SPA that will make the underlying zoning of the 
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properties consistent with the land use designations proposed with the new SPA, and 
will support the goals and policies set forth in the new SPA. 

 
2. That the proposed amendment will provide for land uses compatible with existing 

adjacent land uses and will not have detrimental impacts to other properties in the 
vicinity. 

 
The proposed Zoning Map Amendment will change the zoning of the Blackstone Ranch 
SPA properties to Single Family 6000.  This is a residential zoning district that will be 
compatible with existing adjacent land uses, particularly those residential uses located to 
the west of the site. 

 
3. That the proposed amendment will not negatively impact existing or planned 

public services or facilities and will not adversely impact the public health, safety 
and welfare. 
 
The proposed Zoning Map Amendment is consistent with the proposed land use 
designations in the proposed Blackstone Ranch SPA and is appropriately proposed for 
adoption at the same time as the new SPA. Provisions have been set forth in the policies 
and development standards of the new SPA to ensure that public services and facilities 
are adequately planned for and will not adversely impact the public health, safety and 
welfare. 

 
Attachments: 
 Planning Commission Master Plan Amendment Resolution 2018-PC-R-3 
 Blackstone Ranch Specific Plan Design Guidelines Dated May 10, 2018. 
 Blackstone Ranch Master Plan Amendment and Zone Change Application 
 
 



 
 
 
 

RESOLUTION 2018-PC-R-3 
 

A RESOLUTION RECOMMENDING TO THE BOARD OF SUPERVISORS 
APPROVAL OF MPA-17-185, A MASTER PLAN AMENDMENT TO CREATE A 
NEW SPECIFIC PLAN AREA FOR THE SOUTHEAST PORTION OF THE 
EXISTING LOMPA RANCH SPECIFIC PLAN AREA ON PROPERTY LOCATED 
AT THE EAST END OF RAILROAD DRIVE AND WEST OF INTERSTATE 580, 
APN 010-051-44. 
 

 
 WHEREAS, NRS 278.210 requires that any adoption of a Master Plan Amendment shall 
be by resolution of the Planning Commission; and 
 
 WHEREAS, the  Planning Commission has given proper notice of the proposed 
amendment in accordance with the provisions of NRS and CCMC 18.02.070, and is in 
conformance with City and State legal requirements; and 
 
 WHEREAS, on May 30, 2018, the Planning Commission obtained public testimony and 
duly considered recommendations and findings for the proposed master plan amendment and 
approved Master Plan Amendment MPA-17-185 by an affirmative vote of a two-thirds majority of 
the Commission, at least five members of the seven-member Commission, pursuant to NRS 
278.210, based on four findings of fact; and  
 

WHEREAS, the proposed Master Plan land use designations and Specific Plan Area 
would be consistent with the existing and intended uses of the property;  
 
 NOW, THEREFORE, the Carson City Planning Commission hereby recommends to the 
Board of Supervisors approval of the Master Plan Amendment to create a new Specific Plan 
Area for the southeast portion of the existing Lompa Ranch Specific Plan Area located at the 
east end of Railroad Drive and west of Interstate 580, as illustrated in the attached “Exhibit A”, 
the Blackstone Ranch Specific Plan Design Guidelines approved with staff’s recommended 
changes as MPA-17-185, and incorporated into this Resolution by reference. 

 
 
ADOPTED this 30th day of May, 2018  

 VOTE: AYES:               ______________________ 

     ______________________ 

     ______________________ 

     ______________________ 

     ______________________ 

 

   NAYS:  ______________________      

 

   ABSENT: ______________________ 

     

 

 1 



     ________________________________ 
     Mark Sattler, Chairman 
 
ATTEST: 
 
 
_____________________________________________ 
LEE PLEMEL, AICP 
Community Development Director 
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Commission Members 

Chair – Paul Esswein    Vice Chair – Mark Sattler  

Commissioner – Charles Borders, Jr.  Commissioner – Monica Green 

Commissioner – Elyse Monroy  Commissioner – Daniel Salerno   

 

Staff 

Lee Plemel, Community Development Director 

Darren Schulz, Public Works Director 

Hope Sullivan, Planning Manager 

Susan Pansky, Special Projects Planner 

Steven Pottéy, Project Manager 

Dan Yu, Deputy District Attorney 

Tamar Warren, Deputy Clerk 
 

NOTE: A recording of these proceedings, the board’s agenda materials, and any written comments or 

documentation provided to the recording secretary during the meeting are public record.  These materials are on 

file in the Clerk-Recorder’s Office, and are available for review during regular business hours. 

 

An audio recording of this meeting is available on www.Carson.org/minutes. 

 

A. ROLL CALL, DETERMINATION OF QUORUM, AND PLEDGE OF ALLEGIANCE  

 

(5:01:38) – Chairperson Esswein called the meeting to order at 5:01 p.m.  Roll was called and a quorum was 

present.  Vice Chair Sattler led the Pledge of Allegiance. 

 

  

B. PUBLIC COMMENTS 

(5:02:31) – Chairperson Esswein entertained public comments; however, none were forthcoming. 

C. POSSIBLE ACTION ON APPROVAL OF MINUTES – April 26, 2017 

(5:03:00) – MOTION: I move to accept the minutes [of the April 26, 2017 meeting] as presented. 

 

 

Attendee Name Status Arrived 

Chairperson Paul Esswein Present  

Vice Chairperson Mark Sattler Present  

Commissioner Charles Borders, Jr. Present  

Commissioner Monica Green Present  

Commissioner Elyse Monroy Absent  

Commissioner Daniel Salerno Present  

http://www.carson.org/
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D. MODIFICATION OF AGENDA 

(5:03:45) – there were no modifications to the agenda. 

E. DISCLOSURES 

(5:04:02) – There were no disclosures by the Commissioners. 

F. RECESS AS THE PLANNING COMMISSION 

(5:04:36) – Chairperson Esswein recessed the Planning Commission.  

 

GROWTH MANAGEMENT COMMISSION 

 1. CALL TO ORDER, ROLL CALL AND DETERMINATION OF A QUORUM 

(5:04:41) – Chairperson Esswein Called the Growth Management Commission to order. 

(5:04:49) – Roll Was called and a quorum was present. 

 2. PUBLIC COMMENT 

(5:05:16) – Chairperson Esswein entertained public comment; however, none was forthcoming. 

 3. FOR POSSIBLE ACTION: APPROVAL OF THE MINUTES – MAY 25, 2016 

(5:05:38) – There were no minutes to approve, as the previous year’s minutes had already been approved at the 

following Planning Commission meeting, along with the Planning Commission minutes. 

 4. PUBLIC HEARING MATTERS 

  4-A. GM-17-045 FOR POSSIBLE ACTION: TO RECOMMEND TO THE BOARD OF 

SUPERVISORS A RESOLUTION ESTABLISHING THE MAXIMUM NUMBER OF RESIDENTIAL 

BUILDING PERMIT ALLOCATIONS UNDER THE GROWTH MANAGEMENT ORDINANCE FOR 

THE YEARS 2018 AND 2019 AND ESTIMATING THE MAXIMUM NUMBER OF RESIDENTIAL 

BUILDING PERMITS FOR THE YEARS 2020 AND 2021; ESTABLISHING THE NUMBER OF 

BUILDING PERMIT ALLOCATIONS WITHIN THE DEVELOPMENT AND GENERAL PROPERTY 

OWNER CATEGORIES; AND ESTABLISHING A MAXIMUM AVERAGE DAILY WATER USAGE 

RESULT:  APPROVED (5-0-0) 

MOVER:  Borders 

SECONDER:  Sattler 

AYES:   Esswein, Sattler, Borders, Green, Salerno 

NAYS:   None 

ABSTENTIONS: None 

ABSENT:  Monroy 
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FOR COMMERCIAL AND INDUSTRIAL BUILDING PERMITS AS A THRESHOLD FOR GROWTH 

MANAGEMENT COMMISSION REVIEW. 

(5:07:37) – Chairperson Esswein introduced the item.  Community Development Director Lee Plemel introduced 

himself and noted that the Commission will also hear from other City offices such as Public Works, Fire 

Department, School District, and others present in the audience. 

(5:09:40) – Mr. Plemel gave background and presented the Staff Report which is incorporated into the record. 

(5:23:00) – Darren Schulz, Public Works Director, noted that his presentations would primarily focus on water, 

and presented the agenda materials which are incorporated into the record. 

(5:36:48) – Carson City Schools Superintendent Richard Stokes introduced himself, Andrew Fueling, Director of 

Fiscal Services, and Director of Operations, Mark Korinek.  Mr. Stokes thanked Staff and Commissioner Borders 

for their support, especially with the Master Plan.  Mr. Fueling delivered a PowerPoint presentation and 

responded to clarifying questions by the commissioners.  He also noted that by 2040, the Carson City student 

population may grow to 10,000 - 11,000 students, adding that the current student breakdown is 46 percent in 

elementary, 22 percent in middle, and 30 percent in high school.  He also reviewed possible expansion scenarios 

at each school, based on the anticipated growth.  Discussion ensued on how land could be donated or set aside for 

future schools as developments increase and Mr. Plemel noted that the item would have to be discussed on a case-

by-case basis. 

(6:00:50) – Chairperson Esswein inquired about maintenance of the existing transportation system and 

Transportation Manager Patrick Pittenger explained that in addition to taxes and fees paid by developers, the 

maintenance cost of roads will depend on road density and size.  He also noted that proposed legislation to 

address the issue “may or may not go forward”.  Mr. Schulz clarified that these issues is being addressed at the 

Staff level and various proposals are being entertained, including impact fees.  Chairperson Esswein suggested 

reduction of road size and not quality to manage maintenance costs. 

(6:05:59) – Commissioner Green received clarification that the Commission’s role is to make a recommendation 

to the Board of Supervisors, adding that the police and fire information is backup to help the Board make 

decisions.  Mr. Plemel also clarified for Commissioner Green that the numbers used are for three percent growth 

and that “the basis for the number is our most recent demographer population”.  Commissioner Borders noted that 

the three percent number, used consistently, is a baseline to use year-after-year. 

(6:08:55) – Chairperson Esswein entertained public comments, and when none were forthcoming, a motion. 

(6:09:17) – MOTION: I move to recommend to the Board of Supervisors approval of a maximum of 658 

residential building permit entitlements for 2018, with an allocation of 283 entitlements for the general 

property owner category and 375 entitlements for the development category, and to continue the 

commercial and industrial development annual average water usage threshold of 15,000 gallons per day for 

Growth Management Commission review, and distribution and allocations for future years as further 

provided in the draft Board of Supervisors Resolution. 
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 5. PUBLIC COMMENT 

(6:10:56) – Chairperson Esswein entertained public comments; however, none were forthcoming. 

 6. FOR POSSIBLE ACTION: TO ADJOURN AS THE GROWTH MANAGEMENT 

COMMISSION. 

(6:11:08) – Chairperson Esswein adjourned the Growth Management Commission. 

.  RECONVENE AS THE PLANNING COMMISSION 

() – Chairperson Sattler reconvened the Planning Commission.  Roll was called and a quorum was still present. 

G. PUBLIC HEARING MATTERS 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

RESULT:  APPROVED (5-0-0) 

MOVER:  Sattler 

SECONDER:  Borders 

AYES:   Esswein, Sattler, Borders, Green, Salerno 

NAYS:   None 

ABSTENTIONS: None 

ABSENT:  Monroy 
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First Draft – Planning Commission Meeting of May 30, 2018 

Items G.4 and G.5 

(5:46:13) – Upon Ms. Sullivan’s request, Chairperson Sattler introduced agenda items G.4 and G.5 together and 

noted that they will be discussed concurrently; however, each item will be acted upon separately.   

(5:48:05) – Ms. Sullivan presented the Staff Report which is incorporated into the record and responded to 

clarifying questions.  She also clarified that both items will require a recommendation to the Board of Supervisors 

for final action and noted that Railroad Drive has been identified as Railroad Street in the Master Plan; thus she 

will occasionally refer to it as such.  Ms. Sullivan acknowledged the presence of Michelle Rambo of Rubicon 

Design Group, LLC and noted that she was available to answer questions. 

(6:02:52) – Vice Chair Borders inquired about the emergency access and Ms. Sullivan explained that the applicant 

must show the location of the emergency access at the same time as the tentative map is provided.  Commissioner 

Stowell was informed that the draft ordinance provided in the agenda materials will be adopted by the Board of 

Supervisors.  She also requested information regarding the Linear Park Trail and Ms. Sullivan explained that the 

Specific Plan included policies regarding “creating the pedestrian linkage to Linear Park as well as to a future trail 

along the freeway to ensure safe pedestrian access to the school”, per the suggested motion.  She also 

acknowledged that the applicant had not provided a projected student attendance as this was a Specific Plan 

Amendment and not a Development Project.  Commissioner Tingle expressed concern about “the detrimental 

traffic issue” on Railroad Drive and suggested having a “traffic control device”, adding that she had discussed the 

issue with the Public Works Department.  Ms. Sullivan explained that this application had been delayed because 

of Staff’s concern about the traffic issue as well. 

(6:10:30) – Chairperson Sattler invited the applicant representative to the podium.  Michelle Rambo of Rubicon 

Design Group, LLC noted that they were in agreement with the conditions of approval outlined in the Staff 

Report.  She also referenced a presentation which is incorporated into the record and clarified that the current 

discussion was a “broad framework” preceding any future developments adding that they are looking into the 

traffic and noise issues.  Vice Chair Borders suggested starting to think about solar energy.  Chairperson Sattler 

entertained public comments. 

PUBLIC COMMENT 

(6:13:31) – Rick Riendeau introduced himself as a Railroad Drive resident and was concerned that the notice he 

had received had indicated a 3:30 p.m. start to the meeting and was unaware that this particular item would be 

discussed after 5 p.m.  He also requested that Railroad Drive be “eliminated completely from all plans as a 

primary or as a secondary road of access”, citing a hazard to children walking to and from school. 

(6:17:28) – Jim Flegal introduced himself as a resident of Caboose Drive suggested leaving the land zoning as 

agricultural, adding that he disagreed with the project. 

(6:20:00) – Lee Harder introduced himself as living “right next to that beautiful pasture” and believed that the 

land was not suitable for anything besides a pasture due to its close proximity to the freeway and the noise it 

generates.  He also played back a telephone recording of the freeway noise.   
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(6:24:39) – Carole Lee Challender introduced herself as a resident of Caboose Way and Railroad Drive and 

expressed concern over traffic, as they are a half a block away from Fremont Elementary School.  She believed 

that too many cars travel on Railroad Drive as it is and cited examples of parents driving their children to and 

from school and kids riding bikes there.  She proposed having access to the subdivision from Fairview Drive. 

(6:27:25) – Tom Seyler introduced himself as an area resident as well and proposed not changing the zoning.    

(6:27:50) – Janet Rhodes also introduced herself as an area resident, who was in favor of keeping the community 

as is, citing traffic and safety concerns.  She was also concerned about the student capacity at the local schools. 

(6:29:04) – Heather, no last name given, suggested not changing the current zoning. 

(6:29:30) – Chairperson Sattler was informed by Ms. Sullivan that “the way the policy reads right now [after the 

fourth house is built] there needs to be secondary access; however, as long as the level of service at the 

intersection of Railroad and Saliman is D or better, that secondary access can be emergency only”.   City Engineer 

Dan Stuckey added that they “need to ensure that the level of service is adequate for that development”.  

Discussion ensued regarding secondary access roads and Ms. Sullivan noted that until the applicant negotiates 

with adjacent landowners “it’s just a guess” for now.  Commissioner Stowell stressed the importance of having 

school zoning and capacity projections.  Commissioner Esswein believed “we should not be moving forward with 

any more [Lompa Ranch developments] until we get those [Highway 50 and Fifth Street] access points are all 

possible”.  Ms. Sullivan clarified that the Board of Supervisors had placed an 811-unit cap on the North Lompa 

Ranch development, until access to Highway 50 was created, to preserve the level of service.  Discussion ensued 

regarding emergency access roads and the levels of service.  Mr. Stuckey clarified for Commissioner Monroy that 

Level of Service D is “at the intersection, they’re going to evaluate Railroad and Saliman – and it’s basically 

evaluating waiting times at the intersection”.  There were no additional comments; therefore, Chairperson Sattler 

entertained a motion. 

 G.4 MPA-17-185 FOR POSSIBLE ACTION: TO ADOPT A RESOLUTION 

RECOMMENDING TO THE BOARD OF SUPERVISORS APPROVAL OF A MASTER PLAN 

AMENDMENT FROM BLACKSTONE DEVELOPMENT GROUP, INC. TO CREATE A NEW 

SPECIFIC PLAN AREA FOR 26.89 ACRES OF THE EXISTING LOMPA RANCH SPECIFIC PLAN 

AREA, LOCATED AT THE EAST END OF RAILROAD STREET BETWEEN SALIMAN ROAD AND 

RAILROAD STREET, APN 010-051-44. 

(6:51:13) – MOTION: I move to adopt Resolution No. 2018-PC-R-3 recommending to the Board of 

Supervisors approval of MPA-17-185, a Master Plan Amendment to create a new Specific Plan Area for 

26.89 acres of the existing Lompa Ranch Specific Plan Area, located at the east end of Railroad Drive, APN 

010-051-44 based on the findings contained in the Staff Report and subject to the incorporation of modified 

language to policies 3.1.2.b and 3.1.2.c as stated [below]: 

 [3.1.2.b     The Unified Pathways Master Plan (UPMP) identifies two nonmotorized path systems 

adjacent to the subject property. Future development plans will provide for path connectivity from the 

proposed development to the City’s Linear Park multi-use path along the west side of the Carson City 

Freeway. These two neighborhood access corridors shall be approximately 30 feet wide and have ten foot 

wide multi-use paths located in them. A public access easement or a similar legal instrument will be utilized 

to grant public access in perpetuity for these two neighborhood access corridors. The applicant will 

prepare the legal documents and record with final map. 
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 3.1.2.c     Chapter 7 in the UPMP provides the City’s sidewalk policies and implementation 

strategies for pedestrian connectivity within developments and between project sites and the City’s existing 

sidewalk / path systems. The design of the sidewalk system, including pedestrian crosswalks, connections to 

the adjacent residential neighborhood, and connections to the City’s nonmotorized path system will be 

reviewed for consistency with the UPMP at the time development is proposed.”] 

 

 

 

 

 

 

  G.5 ZMA-17-186 FOR POSSIBLE ACTION: TO RECOMMEND TO THE BOARD OF 

SUPERVISORS APPROVAL OF A ZONING MAP AMENDMENT FROM BLACKSTONE 

DEVELOPMENT GROUP, INC. TO CHANGE THE ZONING FROM AGRICULTURE (A) TO SINGLE 

FAMILY 6000 (SF6) ON 26.89 ACRES OF THE EXISTING LOMPA RANCH SPECIFIC PLAN AREA, 

LOCATED AT THE EAST END OF RAILROAD STREET BETWEEN SALIMAN ROAD AND 

RAILROAD STREET, APN 010-051-44.  

(6:52:18) – MOTION:  I move to recommend to the Board of Supervisors approval of ZMA-17-186, a 

Zoning Map Amendment to change the zoning designation from Agricultural to Single Family 6,000 on a 

26.89 acre property located at the east end of Railroad Drive, APN 010-051-44, based on the findings 

contained in the Staff Report. 

 

 

 

 

 

 

 

 

 

 

 

RESULT:  APPROVED (5-2-0) 

MOVER:  Borders 

SECONDER:  Preston 

AYES:   Sattler, Borders, Monroy, Preston, Stowell 

NAYS:   Esswein, Tingle 

ABSTENTIONS: None 

ABSENT:  None 

RESULT:  APPROVED (6-1-0) 

MOVER:  Borders 

SECONDER:  Preston 

AYES:   Sattler, Borders, Esswein, Monroy, Preston, Stowell 

NAYS:   Tingle 

ABSTENTIONS: None 

ABSENT:  None 
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********************************6:53:15 

 

 G.6 ZCA-18-074* For Possible Action: To make a recommendation to the Board of Supervisors regarding 

a Zoning Code Amendment, and ordinance amending Title 18 Appendix of the Carson City Municipal 

Code, Development Standards Division 15, Water, Sewer, Reclaimed Water Standards, to revise certain 

guidelines for sewer design criteria. 

(6:11:15) – Chairperson Esswein introduced the item.  Ms. Pansky presented the agenda materials, incorporated 

into the record, with accompanying slides, and responded to clarifying questions.  She also noted that the 

applicant representatives are in the audience and will answer the Commissioners’ questions.  Chairperson Esswein 

was informed that the allowable density per acre is 38 units.  Ms. Pansky clarified for Commissioner Sattler that 

condition of approval number five required the applicants to work with Staff to provide some additional 

architectural detail such as shutters.  She also noted that the access to Fairview Drive would be a pedestrian access 

only. 

(6:24:28) – Applicant representative Chris Baker of Manhard consulting confirmed that they had read and were in 

agreement with the Staff Report.  He also noted that a homeowners association will not be feasible for 16 units, 

therefore, they will be maintained separately.  Member Borders was informed that the private street maintenance 

will be handled via a maintenance agreement, one of the conditions of approval.  Chairperson Esswein entertained 

public comments; however, none were forthcoming.  Commissioner Salerno called the plan an improvement over 

what is there today. 

(6:28:36) – MOTION: I move to recommend approval of TSM-17-052  a Tentative Subdivision Map 

consisting of 16 single-family attached residential units in a Common Open Space Development, on 

property zoned Multi-Family Apartment within the Brown Street Specific Plan Area, located at 1709, 1725, 

1759 & 1809 N. Edmonds Drive, APNs: 008-306-09, -11, -15, & -16, based on the findings and subject to the 

recommended conditions of approval in the Staff Report. 

 

 

 

 

 

(6:30:07) – Commissioner Borders acknowledged the presence of two boy scouts in the audience and thanked 

them for attending this meeting as a requirement for an Eagle Scout merit badge. 

RESULT:  APPROVED (5-0-0) 

MOVER:  Salerno 

SECONDER:  Sattler 

AYES:   Esswein, Sattler, Borders, Green, Salerno 

NAYS:   None 

ABSTENTIONS: None 

ABSENT:  Monroy 
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 H-2 TPUD-17-053  FOR POSSIBLE ACTION: TO MAKE A RECOMMENDATION TO THE 

BOARD OF SUPERVISORS REGARDING A TENTATIVE PLANNED UNIT DEVELOPMENT 

REQUEST FROM LIBERTY HOMES LLC (PROPERTY OWNER: VERNON C. LEE FAMILY 

TRUST) TO APPROVE AN AMENDMENT TO THE EXISTING RIVERVIEW TERRACE PLANNED 

UNIT DEVELOPMENT TO DIVIDE TWO PARCELS INTO FIVE, ON PROPERTY ZONED SINGLE 

FAMILY 21,000 – PLANNED UNIT DEVELOPMENT (SF21-P), LOCATED AT 4044 & 4080 HELLS 

BELLS ROAD, APNS: 010-361-05 & 010-361-06. 

(6:30:34) – Chairperson Esswein introduced the item.  Ms. Pansky presented the agenda materials with 

accompanying slides, and responded to clarifying questions by the Commissioners. 

(6:36:45) – Mr. Baker reintroduced himself as the representative of this applicant as well and gave background on 

the original zoning of the property.  He also called the project interesting and described the lack of development 

standards, adding that they were here for a PUD amendment and not a Parcel Map amendment “because of the 

fulfilled water and sewer agreement and the mapping of the PUD”.  Mr. Baker confirmed that he and the applicant 

are in agreement with the Staff Report and the conditions of approval. 

PUBLIC COMMENT 

(6:39:44) – Lucinda Long introduced herself as a resident on Hells Bells Road.  Ms. Long expressed concern that 

the only residence in the area had taken long to landscape their property to stabilize it, and was concerned about 

the “dirt running down the street”.  She stated that she was not opposed to the project, but she considered hills as 

backyards “a disaster”.  Mr. Baker noted that the new homes will have flatter driveways and less grading. He also 

stated that the property owner had a neighborhood meeting which resulted in great dialogue among neighbors.  

Public Works Engineer Steven Pottéy explained that the “hillside development standards require slope 

stabilization”.  Chairperson Esswein entertained a motion. 

(6:45:17) – MOTION: I move to recommend approval of TPUD-17-053, an amendment to the Riverview 

Terrace Planned Unit Development, to divide two parcels into five, on property zoned Single Family 21,000 

– Planned Unit Development (SF21-P), located at 4044 & 4080 Hells Bells Road, APNs: 010-361-05 & 010-

361-06, based on the findings and subject to the recommended conditions of approval in the Staff Report. 

(6:45:55) – Chairperson Esswein clarified that the Commission will also grant the variance for the maximum lot 

depth.  Ms. Pansky confirmed that “Staff doesn’t have any problems with that”. 

 

 

 

 

 

(6:46:38) – Chairperson Esswein recessed the meeting. 

(6:53:56) – Chairperson Esswein reconvened the meeting.  A quorum was still present. 

RESULT:  APPROVED (5-0-0) 

MOVER:  Borders 

SECONDER:  Green 

AYES:   Esswein, Sattler, Borders, Green, Salerno 

NAYS:   None 

ABSTENTIONS: None 

ABSENT:  Monroy 
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 H-3 SUP-17-048  For Possible Action: To consider a request for a Special Use Permit from Ken 

Rose (property owner: Gold Lock Corp), to allow multi-family residential development on property zoned 

Retail Commercial - Planned Unit Development (RC-P), located at GS Richards Boulevard, APN 007-461-

19. 

(6:54:00) – Chairperson Esswein introduced the item.  Ms. Sullivan presented the agenda items with 

accompanying slides and responded to clarifying questions by the Commissioners.  She also noted that applicant 

Ken Rose was in the audience and would present later. 

(6:58:45) – Transportation Manager Patrick Pittenger introduced himself and Paul Solaegui, and engineer on the 

applicant’s team who had prepared the traffic report incorporated into the record.  Mr. Pittenger referenced the 

traffic report and responded to clarifying questions by the Commissioners.  He also stated that per the report, the 

existing traffic conditions and the forecast did not exceed City standards which are level service D for 

intersections.  He also noted that the study did not indicate that a signal was necessary at this time; however, there 

may be a potential future impact at the intersection of Silver Oak Drive and Carson Street, not related to this 

development, which may necessitate a signal.  In response to a question by Chairperson Esswein, Ms. Sullivan 

noted that the on-street guest parking will be on GS Richards Boulevard.  Mr. Pittenger elaborated that the lane 

configuration on Silver Oak Drive would not allow on-street parking.  Vice Chair Sattler was informed that had 

there been no on-street parking, there would be a need for 75 parking spaces, one for every two units.  Discussion 

ensued regarding resident parking and Ms. Sullivan noted that 1.7 parking spaces per unit was a reasonable 

number.   

(7:10:38) – Applicant Ken Rose confirmed that he had read the Staff Report and was in agreement with the 

conditions of approvals, adding that a few façade changes may still be needed.  He also delivered a project 

presentation which is incorporated into the record, and responded to clarifying questions by the Commissioners.  

Mr. Rose also addressed the parking concerns and stated that they had chosen to have more open space instead of 

parking spaces.  Commissioner Sattler was informed that the parking inside the property was for residents only.  

Commissioner Salerno expressed concern over having three-story buildings with no elevators and not having two 

parking spaces per household.  Mr. Rose explained that the property was close to public transit and he believed 

that many of the tenants would be “young upwardly professionals that are going to be parking their bikes at the 

bottom and racing up the stairs to watch a Giants game or something like that”.  He added that “elevators are a 

great convenience and expensive, and a huge maintenance problem”.  Mr. Rose also noted that the expected 

tenants would most likely be healthcare professionals, Western Nevada College students, and possibly legislators.  

Commissioner Borders was informed that the building will not be gated; however, a gated egress will be provided 

for fire department access.  

PUBLIC COMMENT 

(7:19:30) – Randy Kuckenmeister introduced himself as the owner of the commercial building located at 3860 GS 

Richards Boulevard.  Mr. Kuckmeister explained that he had heard from Ms. Sullivan that there would be no on-

street parking and wished to understand why that had changed.  He was also under the impression that GS 

Richards Boulevard was a secondary access to Carson Tahoe Hospital and was also concerned that peak time 

traffic going into and out of Western Nevada College will cause traffic.   

(7:23:46) – Mark Turner introduced himself as a representative of the Silver Oak Development Company, which 

developed the PUD for the area, including the one being discussed, and a Special Use Permit holder “for a 
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property across the street”, adding that they had not anticipated such heavy traffic use on GS Richards Boulevard.  

Mr. Turner indicated that like Mr. Kuckenmeister and for the same reasons he had outlined, they do not support 

the on-street parking on GS Richards Boulevard; however, they do not object to the apartment complex itself.   

(7:26:00) – Mr. Solaegui introduced himself and noted that he had prepared the traffic study based on direction 

from the City’s Transportation Staff and analysis “according to standard procedures”.  He stated that based on the 

traffic study, the required traffic service levels will be met.  Mr. Solaegui explained that they were using “the best 

available data based on City Code to justify the parking”, adding that by City Code it is also acceptable to park on 

the [GS Richards] street. 

(7:28:48) – Commissioner Green inquired whether the upcoming apartment complex “across the street” was taken 

into consideration and Mr. Solaegui explained that they had not specifically analyzed individual projects; 

however, their “cumulative analysis was based on the Carson City Master Plan and the absorption of future 

developments” and future growth.  Chairperson Esswein noted that he had experienced issues at the intersection 

of College Parkway and GS Richards Boulevard, and believed the issue was related to striping.  Mr. Selaegui 

believed that the delay was still within the City policy.  Discussion ensued regarding the City’s parking 

requirements.  Chairperson Esswein closed the public comment portion. 

(7:33:37) – Ms. Sullivan read the City’s Municipal Code which allowed parking alternatives to the two cars per 

household option, at the Director’s discretion.  She also noted that the Carson Hills development had already been 

approved for 1.7 parking spaces per household.  She also clarified for Chairperson Esswein that the 1.7 parking 

spaces included guest parking, adding that there were 1.7 spaces on-site which would meet the parking standards.  

Mr. Plemel summarized the discussion as “they are providing the required parking on site.  On street parking is 

permitted today and in the future, and it’s not being decided by this development.”  Mr. Rose clarified that there 

are no specifically-labeled spaces for guests; however, guests are allowed to park in the complex.  Commissioner 

Salerno was informed that the only assigned parking spaces would be those in front of rented storage units.  

Commissioner Borders inquired about dumpster placement for trash pickup and how parking may interfere with 

that.  Ms. Sullivan stated that she usually asks for dumpster locations and the issue is addressed in the Major 

Project Review and during construction.  Chairperson Esswein entertained a motion. 

(7:45:09) – MOTION: I move to approve SUP-17-048 a request from Ken Rose (property owner: Gold 

Lock Corp), for a Special Use Permit to allow multi-family apartments on property zoned Retail 

Commercial – Planned Unit Development (RC-P), located on the southeast corner of GS Richards 

Boulevard and Silver Oak Boulevard, APN 007-461-19, based on the ability to make the required findings 

in the affirmative as stated in the Staff Report, and subject to the conditions of approval. 

(7:46:15) – Chairperson Esswein noted that that parking issue “has been addressed sufficiently to be able to make 

the findings required by the ordinance”. 

 

 

 

 

RESULT:  APPROVED (5-0-0) 

MOVER:  Sattler 

SECONDER:  Borders 

AYES:   Esswein, Sattler, Borders, Green, Salerno 

NAYS:   None 

ABSTENTIONS: None 

ABSENT:  Monroy 
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I. STAFF REPORTS (NON-ACTION ITEMS) 

 I-1 DIRECTOR'S REPORT TO THE COMMISSION. 

(7:46:53) – Mr. Plemel stated that the next meeting will include a Special Use Permits for a middle school, a front 

yard fence, an expansion for a medical marijuana establishment, and for an existing day care facility transfer of 

ownership.  He also announced that this evening was Commissioner Green’s last meeting as she had chosen not to 

reapply for another term.  Mr. Plemel thanked Ms. Green for serving on the Planning Commission, who thanked 

the Commission, noting that she had “learned a lot”.  Commissioner Sattler announced that the Board of 

Supervisors would be interviewing Planning Commercial candidates at 2 p.m. on June 1, 2017. 

 FUTURE AGENDA ITEMS 

 COMMISSIONER REPORTS/COMMENTS  

J. PUBLIC COMMENT – none. 

K. FOR POSSIBLE ACTION:  FOR ADJOURNMENT 

(7:50:01) – Chairperson Esswein adjourned the meeting at 7:50 p.m. 

The Minutes of the May 31, 2017 Carson City Planning Commission meeting are so approved this 28
th
 day of 

June, 2017. 

                   ____________________________________________ 

       PAUL ESSWEIN, Chair 
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