
STAFF REPORT FOR PLANNING COMMISSION MEETING OF AUGUST 29, 2018 

FILE: MPA-18-109 and ZMA-18-110   AGENDA ITEM:  E.3 & E.4 

STAFF CONTACT:  Kathe Green, Assistant Planner 

AGENDA TITLE:  
MPA-18-109: For Possible Action: To adopt a Resolution making a recommendation to the 
Board of Supervisors regarding a Master Plan Amendment to change the Master Plan Land Use 
designation from Industrial (I) to Community/Regional Commercial (C/RC) on property located 
at 1588 Old Hot Springs Road, APN 008-123-23. 

ZMA-18-110 For Possible Action: To make a recommendation to the Board of Supervisors 
regarding a Zoning Map Amendment to change the zoning from General Industrial (GI) to 
Tourist Commercial (TC) on property located at 1588 Old Hot Springs Road, APN 008-123-23. 

STAFF SUMMARY: The applicant is seeking to both modify the Master Plan designation as 
well as to amend the zoning map.  This will restore the property to the Master Plan designation 
and the Zoning designation to what was in effect prior to both being amended in 2015. . 

MASTER PLAN RECOMMENDED MOTION: “I move to adopt Resolution No. 2018-PC- R-4 
recommending to the Board of Supervisors approval of MPA-18-109, a Master Plan 
Amendment to change the land use designation from Industrial to Community/Regional 
Commercial on property located at 1588 Old Hot Springs Road, APN 008-123-23, based 
on the findings contained in the staff report.”  

ZONING MAP AMENDMENT RECOMMENDED MOTION: “I move to recommend to the 
Board of Supervisors approval of ZMA-18-110, a Zoning Map Amendment to change the 
zoning from General Industrial to Tourist Commercial on property located at 1588 Old 
Hot Springs Road, APN 008-123-23 based on the findings contained in the staff report.” 

VICINITY MAP: 
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EXISTING MASTER PLAN 

 
 
LEGEND: 
C/RC         Community/Regional Commercial 
I                 Industrial 
LDR           Low Density Residential 
PUB/QP    Public/Quasi Public 
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PROPOSED MASTER PLAN 

 
LEGEND: 
C/RC         Community/Regional Commercial 
I                 Industrial 
LDR           Low Density Residential 
PUB/QP    Public/Quasi Public 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



MPA-18-109 and ZMA-18-110 
August 29, 2018 

Page 4 
 

EXISTING ZONING 

 
 
LEGEND: 
AIP       Airport Industrial Park 
GI  General Industrial 
LI          Limited Industrial 
PC        Public Community 
PR        Public Regional 
SF6      Single Family 6,000 
SF1A   Single Family 1 Acre 
TC       Tourist Commercial 
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PROPOSED ZONING 

 
 
LEGEND: 
AIP       Airport Industrial Park 
GI  General Industrial 
LI          Limited Industrial 
PC        Public Community 
PR        Public Regional 
SF6      Single Family 6,000 
SF1A   Single Family 1 Acre 
TC       Tourist Commercial 
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LEGAL REQUIREMENTS:  CCMC 18.02.050 (Review); 18.02.070 (Master Plan); 18.02.075 
Zoning Map Amendments and Zoning Code Amendments 
 
DISCUSSION: 
The subject parcel is located at 1588 Old Hot Springs Road and is approximately 3.94 acres in 
size.  A 5,000 square foot warehouse sits at the northwest corner of the property, and was 
previously used as a bottling plant.  The current Master Plan designation is Industrial, and the 
current zoning is General Industrial.  The applicant is proposing to change the Master Plan 
designation to Community/Regional Commercial and the zoning to Tourist Commercial.  The 
Board of Supervisors may amend the Master Plan and amend the Zoning Map.  The Planning 
Commission makes a recommendation to the Board. 
 
This request will cause the land use and zoning designations to revert to those which were in 
effect prior amendment in 2015 by the Board of Supervisors.  The site has not been re-
developed since the amendments.  The Commercial/Regional Community master plan 
designation and Tourist Commercial zoning are consistent with the designation of parcels to the 
west of the subject parcel.   
 
Initially, the subject property along with property to the west and northwest were designated as 
Community / Regional Commercial and zoned Tourist Commercial with the intention of 
developing a large resort in the area, in conjunction with the existing natural hot springs. These 
designations occurred before the alignment and on/off ramp locations for the I-580 freeway 
were finalized, and it was anticipated that the freeway would incorporate an on/off ramp in the 
general vicinity of Old Hot Springs Road. 
 
The freeway has been constructed, and does not provide for an on/off ramp to Old Hot Springs 
Road, nor does it have an underpass to allow for the connection of Old Hot Springs Road, 
eliminating direct access from the west.  The indirect access to a major commercial corridor was 
thought to be a limiting factor in commercial development, thus the concept of development of 
this area with tourist related uses was thought to be a non-viable option.  Therefore, the subject 
property was re-designated to industrial, and rezoned to general industrial. 
 
Since the re-designation of the subject property in 2015, despite the access issues, the Tourist 
Commercial area has received considerable investment and interest as a commercial area.  In 
2015, Sassafras Restaurant took occupancy of the vacant restaurant space to the west of the 
natural hot springs.  In 2016, the hot springs remodeled the bathrooms.  In 2017, Shoe Tree 
Brewing Company constructed a brewery and tasting room to the west of Sassafras.  Currently, 
the hots springs has a building permit pending for a new spa. 
 
In terms of interest, there have been three Major Project Reviews (MPRs) in this area for RV 
Parks.  Two were for the property to the rear of Sassafras, one in April 2016 and the other in 
April 2018.  The third MPR was to place a RV Park on the subject property.   
 
The adjacent property to the east is currently zoned General Industrial and the property to the 
south is zoned Limited Industrial. The property to the north is zoned Public Community and is 
vacant to allow for a runway protection zone for the Carson City Airport.  
 
PUBLIC COMMENTS:  Public notices were mailed to 33 adjacent property owners within 1,100 
feet of the subject parcels in accordance with the provisions of NRS and CCMC 18.02.045 on 
August 10, 2018.  At the time of the writing of this report, no comments have been received in 
support or opposition to this request.  Any comments that are received after this report is 
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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:  
Engineering Division:  No concerns.    
Building Division:  No concerns. 
Fire Department:  No concerns. 
Environmental Control:  No concerns. 
Health Department: No concerns. 
 
FINDINGS:  Staff recommends the following findings for approval of the Master Plan 
Amendment and the Zoning Map 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. 
 
Master Plan Amendment Findings  
 
1. The proposed amendment is in substantial compliance with the goals, policies 

and action programs of the Master Plan.  
 

The proposed amendment is in substantial compliance with the following goals and 
policies of the Master Plan: 
 
Guiding Principle 1: A compact and efficient pattern of growth. 
“Carson City will have a compact pattern that makes efficient use of the limited land area 
and water resources it has available for urban growth, that fosters the provision of 
infrastructure and services in a cost-effective manner, and that balances development 
with conservation of the natural environment – particularly where public lands abut the 
urban interface…” 
 
Goal 1.1: Promote the efficient Use of Available Land and Resources. 
Goal 1.2: Promote Infill and Redevelopment in targeted areas. 
 
This principle, goals and associated policies advises that growth should be directed to 
areas served by urban services including water and sewer.  It also discusses prioritizing 
infill development.  The subject property is in an area served by water and sewer, and 
constitutes infill. 
 
Guiding Principle 2: Balanced Land Use. 
“The City will work to broaden and diversity its mix of land uses in targeted areas as well 
as citywide.  Particular emphasis will be placed on expanding housing, retail, and service 
options to better serve both existing residents and the City’s large non-resident 
workforce – achieving a better balance as a place to live as well as work. 
 
Goal 2.1a – Range of Land Use Opportunities 
Ensure that the Land Use Map provides opportunities for a range of mixed-use, 
residential, commercial, and employment uses at a variety of scales and intensities. 
The requested map amendment will provide for increased commercial uses to improve 
the vitality of this portion of the City. 
 
Guiding Principle 5: A strong diversified economic base. 
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“… The City will also seek opportunities to promote its historic and recreational 
resources and overall quality of life as a means of generating tourism revenue and 
attracting new employers to the community.  The City will strive to approach economic 
development activities using a collaborative and innovative approach that encourages 
cooperation between the public and private sector, and with other jurisdictions as 
appropriate to achieve the objectives of this Master Plan.” 

The proposed amendment will create for increased commercial activity in an area where 
commercial uses have recently established, thus creating complementary uses. 

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 would allow the development of the site as a commercial use
that will attract outside consumers.  This is consistent with the established hot springs,
which is experiencing investment in the form of new amenities, and the newly
established restaurant and brewery.  Staff finds that although this site is adjacent to
industrially designated areas, it will help create a commercial focus that can co-exist with
the industrial uses while strengthening the commercial uses in this area.

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.

When the Master Plan was amended in 2015, it was thought that commercial uses
would not thrive in this area due to the lack of a convenient freeway on / off ramp, and a
lack of direct access to the west side of the freeway.  Since 2015, Sassafras Restaurant
has established in the area, Shoe Tree Brewery has established in the area, and the hot
springs have made and are planning more improvements in its facility.  The applicant
believes that this is an area that will thrive commercially, as evidenced by the success of
the existing businesses.  This area can be a vibrant, commercial area.

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 area that is subject to consideration for re-designation would constitute an infill area,
located in an area currently served by public infrastructure including water and sewer.
The proposed designation would allow for a continuation of the commercial development
currently occurring in this area of the City.  The proposed designation will not
compromise natural resources.
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Zoning Map Amendment Findings 

1. The proposed amendment is in substantial compliance with and supports the
goals and policies of the Master Plan.

The proposed amendment is in substantial compliance with the following goals and
policies of the Master Plan:

Guiding Principle 1: A compact and efficient pattern of growth.
“Carson City will have a compact pattern that makes efficient use of the limited land area
and water resources it has available for urban growth, that fosters the provision of
infrastructure and services in a cost-effective manner, and that balances development
with conservation of the natural environment – particularly where public lands abut the
urban interface…”

Goal 1.1: Promote the efficient Use of Available Land and Resources.
Goal 1.2: Promote Infill and Redevelopment in targeted areas.

This principle, goals and associated policies advises that growth should be directed to
areas served by urban services including water and sewer.  It also discusses prioritizing
infill development.  The subject property is in an area served by water and sewer, and
constitutes infill.

Guiding Principle 2: Balanced Land Use.
“The City will work to broaden and diversity its mix of land uses in targeted areas as well
as citywide.  Particular emphasis will be placed on expanding housing, retail, and service
options to better serve both existing residents and the City’s large non-resident
workforce – achieving a better balance as a place to live as well as work.”

Goal 2.1a – Range of Land Use Opportunities
“Ensure that the Land Use Map provides opportunities for a range of mixed-use,
residential, commercial, and employment uses at a variety of scales and intensities.
The requested map amendment will provide for increased commercial uses to improve
the vitality of this portion of the City.”

Guiding Principle 5: A strong diversified economic base.
“… The City will also seek opportunities to promote its historic and recreational
resources and overall quality of life as a means of generating tourism revenue and
attracting new employers to the community.  The City will strive to approach economic
development activities using a collaborative and innovative approach that encourages
cooperation between the public and private sector, and with other jurisdictions as
appropriate to achieve the objectives of this Master Plan.”

The proposed amendment will create for increased commercial activity in an area where
commercial uses have recently established, thus creating complementary uses.
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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 amendment would extend the Tourist Commercial zoning in an easterly
direction, thus complementing the other Tourist Commercially zoned uses to the west of
the site.  The naturally occurring hot springs are a unique feature in this land, and do not
have flexibility in terms of location.  To identify that as a resource, and allow
complementary uses to surround it will increase land use compatibility.

It is recognized that there are industrially zoned parcels and uses in the area.  Given the
Tourist Commercial is one of the only commercial districts that does not allow for
residential uses, staff finds that the proposed zoning will be compatible with the industrial
uses as it will involve visitors to the area as opposed to residents.

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 amendment is not anticipated to negatively impact existing or planned
public services or facilities as public services and facilities, including public water and
sewer, exist in the area.  The subject property was previously zoned for Tourist
Commercial, and was only re-zoned to industrial because of concerns relative to the
potential vitality of the site given vehicular access limitations.  It seems the access
limitations do not disqualify this area from being a successful commercial area.

Attachments: 
Planning Commission Master Plan Amendment Resolution 2018-PC-R-4 
Draft Zoning Map Amendment Ordinance 
Engineering comments 

  Applications (MPA-18-109 and ZMA-18-110) 
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RESOLUTION 2018-PC-R-4 

A RESOLUTION RECOMMENDING TO THE BOARD OF SUPERVISORS 
APPROVAL OF MPA-18-109, A MASTER PLAN AMENDMENT TO CHANGE 
THE LAND USE MAP DESIGNATION FROM INDUSTRIAL TO 
COMMUNITY/REGIONAL COMMERCIAL FOR PROPERTY LOCATED AT 1588 
OLD HOT SPRINGS ROAD, CHANGING APN 008-123-23. 

. 
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 August 29, 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-18-109 by an affirmative vote of a two-thirds 
majority of the Commission, at least four members of the six-member Commission, pursuant to 
NRS 278.210, based on four findings of fact; and  

WHEREAS, the proposed Master Plan land use designations 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 change the  Land Use Map 
designation from Industrial (I) to Community/Regional Commercial (C/RC) as illustrated in the 
attached “Exhibit A” of property located at 1588 Old Hot Springs Road, APN 008-123-23. 

ADOPTED this 29th day of August, 2018. 

VOTE: AYES: 

NAYS: 

ABSENT: 

________________________________ 
Mark Sattler, Chairman 

ATTEST: 

_____________________________________________ 
LEE PLEMEL, AICP, Community Development Director 
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Summary: This Ordinance is to amend the zoning map. 

BILL NO. ___ 

ORDINANCE NO. 2018- ______ 

AN ORDINANCE TO CHANGE THE ZONING FROM GENERAL 
INDUSTRIAL (GI) TO TOURIST COMMERCIAL (TC) OF PROPERTY 
LOCATED AT 1588 OLD HOT SPRINGS ROAD, APN 008-123-23.  

Fiscal Effect: None 

THE CARSON CITY BOARD OF SUPERVISORS DO ORDAIN: 

SECTION I: 

An application for a Zoning Map Amendment on Assessor’s Parcel Number 008-

123-23, property owned by Richard Langson, Trustee of the D. R. L. Living Trust 

11/7/12 located at 1588 Old Hot Springs Road, was duly submitted by the Carson City 

Planning Division in accordance with Section 18.02.075, et seq. of the Carson City 

Municipal Code (CCMC). The request will result in the zoning designation changing 

from General Industrial (GI) to Tourist Commercial (TC) on property located at 1588 Old 

Hot Springs Road, APN 008-123-23.  After proper noticing pursuant to NRS 278 and 

CCMC Title 18, on August 29, 2018, the Planning Commission, during a public hearing, 

reviewed the Planning Division staff report, took public comment and voted ___ ayes 

and ___ nays to recommend to the Board of Supervisors approval of the Zoning Map 

Amendment. 

SECTION II: 

Based on the findings that the Zoning Map Amendment would be in substantial 

compliance with the goals, policies and action programs of the Master Plan, that the 

amendment will provide for land uses compatible with existing adjacent land uses and 
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will not have detrimental impacts to other properties in the vicinity, that the Amendment 

will not negatively impact existing or planned public services or facilities and will not 

adversely impact the public health, safety and welfare, and that the request satisfied all 

other requirements for findings of fact enumerated in CCMC Section 18.02.075(5), the 

zoning map of Carson City is amended, changing the zoning of property located at 1588 

Old Hot Springs Road, APN 008-123-23, from General Industrial (GI) to Tourist 

Commercial (TC) as shown on “Exhibit A” attached. 

PROPOSED this _____ day of _____________, 2018. 

PROPOSED BY Supervisor   

PASSED on the _____ day of ____________________, 2018. 

   VOTE: AYES:  __________________________________ 
__________________________________ 
__________________________________ 
__________________________________ 
__________________________________ 

NAYS: __________________________________ 
__________________________________ 

ABSENT: __________________________________ 

__________________________________ 
ROBERT L. CROWELL, Mayor 

ATTEST: 

______________________________________ 
SUSAN MERRIWETHER, Clerk-Recorder 

This ordinance shall be in force and effect from and after the ______ of 
_____________, 2018. 
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Exhibit A 

EXISTING ZONING 
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Exhibit A, Continued 

PROPOSED ZONING 



E3d  Engineering Comments MPA-18-109

Engineering Division 
Planning Commission Report 

File Number MPA-18-109 and ZMA 18-110 

TO: Hope Sullivan  -  Planning Department 

FROM: Stephen Pottéy, P.E.  -  Development Engineering Dept. 

DATE: August 16, 2018  MEETING DATE: August 29, 2018 

SUBJECT TITLE: 
Action to consider a change in zoning for parcel 08-123-23 at 1588 Old Hot 
Springs Rd from General Industrial to Tourist Commercial and a master plan 
amendment from industrial to community/regional commercial. 

RECOMMENDATION: 
The Engineering Division has no preference or objection to the zoning change or 
master plan change requested. Information submitted with the application has 
demonstrated that infrastructure can support the request within standard 
development practices and is not in conflict with any engineering related master 
plans.    

DISCUSSION: 
The Engineering Division has reviewed the request within our areas of purview 
relative to adopted standards and practices and to the provisions of CCMC 
18.02.070 Master Plan, and 18.02.075 Zoning map amendments and zoning code 
amendments.  The following discussion is offered.

CCMC 18.02.070 (10a&e) – Consistency with Present Elements of the Master 
Plan 
The master plan amendment is not in conflict with the intent of master plan 
elements for water, sewer, transportation, or storm water.   

CCMC 18.02.070 (10b-d) – Consistency with Master Plan, Compatible Land 
Use, Response to Changed Condidtions, Desired Pattern of Growth 
Development Engineering has no comment on these findings.    

CCMC 18.02.075 (5.b.1) – Compliance with Master Plan 
The zoning map amendment is not in conflict with the intent of master plan 
elements for water, sewer, transportation, or storm water. 

CCMC 18.02.075 (5.b.2&3) – Compatible Land Use 
Development Engineering has no comment on these findings. 

CCMC 18.02.075 (5.b.4) – Impact on Public Services, Facilities, Health and 
Welfare 
The capacities of the City sewer, water, storm drain, and transportation systems 



E3d  Engineering Comments MPA-18-109

appear to be sufficient to meet the demand that may potentially be imposed by a 
project allowed by the proposed zoning.  Any new project, however, must 
complete project impact reports to show that existing facilities can meet demands 
within the standards set by municipal code.  Any project approved in the new 
zoning area that would cause impacts beyond those allowed by municipal code, 
would be required by municipal code to mitigate those impacts as part of the 
design of the new development.  The above conditions of approval must also be 
met to ensure safe and efficient use of these facilities
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1588 Old Hot Springs Road Master Plan and Zoning Map Amendment 

PROJECT DESCRIPTION 
 

Project Summary 

Applicant:  Doug Hus 

APN Number:  008-123-23 

Request:  This is a request for:  

 A Master Plan Amendment from Industrial to Community/Regional 

Commercial. 

 A Zoning Map Amendment from General Industrial to Tourist 

Commercial. 

Location: The ±3.94-acre site is located on the north side of Old Hot Springs Road, 

west of the Research Way and Old Hot Springs Road intersection. 

Current Master Plan: Industrial 

Current Zoning: General Industrial 

  

Project Background 

The project site (APN 008-123-23), totaling approximately 3.94 acres, is located on the north 

side of Old Hot Springs Road, west of the Research Way and Old Hot Springs Road intersection. 

The subject parcel has an Industrial master plan designation and is currently zoned General 

Industrial.  

 

The proposed Master Plan Amendment to Community/Regional Commercial is being requested 

to allow for conformance between the proposed Tourist Commercial (TC) zoning designation 

and the Carson City Master Plan. The proposed amendments will return the parcel to the pre-

2015 master plan/zoning designations (a Master Plan Amendment and a Zoning Map 

Amendment to their current designations were approved in 2015). No material changes have 

been made to the subject property since the 2015 ZMA and MPA approvals. 

 

The site is adjacent to TC zoning to the west, Public Commercial (PC) zoning to the north, 

General Industrial (GI) zoning to the east and Light Industrial (LI) zoning to the south. The area 

is surrounded by vacant land to the north, Carson Hot Springs Resort to the west, small 

commercial business centers to the south and industrial/commercial uses to the east. 

 

The requests follow a Major Project Review application detailing development of the property as 

an RV park with ±63 RV spaces. The RV park will feature a number of amenities, and will 

include a conversion of the 5,000 square-foot warehouse building currently existing on the 

property. The use as an RV park is allowed within the proposed TC zoning, and promotes the 

proposed Community/Regional Commercial master plan designation as a complementary use 

with a regional draw and adequate access (the site’s location is just 1/3 of a mile from the I-

580 interchange at E. College Parkway). 
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1588 Old Hot Springs Road Master Plan and Zoning Map Amendment 

 
Figure 1 – Vicinity/Site Map  
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1588 Old Hot Springs Road Master Plan and Zoning Map Amendment 

 

 

Figure 2 – Site Photos 

 

View of the site facing north. 

View of the site facing south. 
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1588 Old Hot Springs Road Master Plan and Zoning Map Amendment 

 
 

 

Figure 3 – Site Photos 

 

 

View of the adjacent property to the east. 

View of the site facing west. 
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1588 Old Hot Springs Road Master Plan and Zoning Map Amendment 

MASTER PLAN AMENDMENT FINDINGS 

CCMC 18.02.070(10) COMMISSION FINDINGS. When forwarding its decision to the Board 

for adoption of the amendment, the Commission shall, at a minimum, make the following 

findings of fact: 

 

a.  Consistency with Master Plan. The proposed amendment is in substantial compliance 

 with the goals, policies and action programs of the Master Plan. 

 

RESPONSE:  The proposed Master Plan Amendment promotes the following Goals and Policies 

from the Carson City Master Plan: 

 

Chapter 3: A Balanced Land Use Pattern  

 The site has access to existing water, sewer and improved roadways, with no new or 

improved off-site infrastructure anticipated with the proposed development. Therefore, no 

adverse impacts to levels of service are anticipated.  

 Though not within an identified priority infill area, the development is an infill project. 

 Location of the site is not adjacent to county, State or Federal boundaries or lands, thus 

does not create any land use conflicts potentially associated with such adjacencies.  

 The project is within service boundaries for City fire and sheriff services and does not 

impact the School District since no additional student attendance is anticipated as a result of 

this tourism/recreation-oriented development. 

 The project promotes a citywide range of uses by bringing a unique tourist/recreational 

amenity to the area, along with associated commercial business and employment 

opportunities. 

 The proposed rezoning is logical in that adjacent parcels share this zoning designation as 

well. Land uses on adjacent properties will be complementary to the intended development, 

and the site is primarily surrounded by uses that operate during normal business hours 

(non-residential uses that would not be disturbed by any after-hours activity). 

 The majority of the site is outside of any delineated FEMA flood zone. The southernmost 

portion of the site (adjacent to Old Hot Springs Road) is within Zone X (shaded), which is 

not considered a Special Flood Hazard Area, and is considered low risk for flooding. There 

are no known geologic hazard areas on the site. 

 The proposed zoning designation (Tourist Commercial) is consistent with the proposed Land 

Use designation (Community/Regional Commercial) as a complementary use with a regional 

draw and adequate access that meets the Land Use’s location criteria (the site’s location is 

just 1/3 of a mile from the I-580 interchange at E. College Parkway). 

 The site is not located within a Specific Plan Area. 

 

Chapter 4: Equitable Distribution of Recreational Activities 

 The proposed development will provide the City with a tourist-oriented recreational facility 

that will include amenities for all ages and varying interests, while serving visitors to the 

Carson City area. 
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1588 Old Hot Springs Road Master Plan and Zoning Map Amendment 

 The project does not affect city-wide public open space, and is not located near the Carson 

River 

 

Chapter 5: Economic Vitality 

 The proposed amendment will support a development that enhances the City’s job base by 

providing employment opportunities within the proposed RV park. 

 The project will stand on its own as a center for tourism activities, and will also support 

heritage tourism activities associated with the adjacent Carson Hot Springs Resort.  

 The project will implement the reuse of a 5,000 square-foot warehouse, creating space for 

recreational amenities that will support a tourist-based destination. 

 

Chapter 6: Livable Neighborhoods and Activity Centers 

 The proposed amendment supports a development that will be compatible with the existing 

surrounding development, and may likely provide benefit to the adjacent tourist, commercial 

and industrial uses through the increased presence of ‘walk-in’ customers or clients. 

 The project will be a diverse addition to an area with many existing unique amenities, and 

providing a site for tourist-oriented visitors to stay is beneficial to the adjacent uses and the 

community as a whole. 

 

Chapter 7: A Connected City 

 The proposed amendment will support a development intended to provide amenities and 

commodities to tourists in the Carson City area, in an accessible transit-supportive location, 

just 1/3 of a mile from the I-580 interchange at E. College Parkway. 

 The site is located along an existing paved street and is close to major arterials, making it 

suitable to facilitate future transit options. A nearby public transit bus stop is located less 

than ¼-mile east on Old Hot Springs Road. 

 No new roadways or public roadway improvements are anticipated with the proposed 

development. 

 The proposed development will connect the sidewalk on the parcel’s southern boundary, 

adjacent to Old Hot Springs Road. 

 

b.  Compatible Land Uses. The proposed amendment will provide for land uses compatible 

 with existing adjacent land uses, and will not adversely impact the public health, safety 

 or welfare. 

 

RESPONSE: The area is surrounded by vacant land to the north, Carson Hot Springs Resort to 

the west, small commercial business centers to the south and industrial/commercial uses to the 

east. The proposed amendments will allow for development that complements these land uses 

and/or allows them to coexist without adverse impact on one another. The development 

intended for this project site will provide additional amenities for visitors to the hot springs 

resort, while bringing general business to the surrounding commercial entities, as a result of 

increased population density in the area. Adjacent vacant land will be left undisturbed and 

unaffected by the project and its day-to-day operations. Public health, safety and welfare will 
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benefit as well, as the project will provide additional sidewalk connections to increase 

pedestrian-friendly connections along Old Hot Springs Road. 

 

c.  Response to Change Conditions. The proposed amendment addresses changed 

 conditions that have occurred since the plan was adopted by the Board and the 

 requested amendment represents a more desirable utilization of land. 

 

RESPONSE: While much has changed with regard to the state of the local economy since the 

adoption of the City’s master plan in 2006, the conditions of this particular site have remained 

relatively constant. Various uses for the 5,000 square-foot warehouse building on the subject 

site have come and gone, including indoor storage facilities and a water bottling operation. 

What has changed most significantly about the site, however, is its potential as a developable 

property. As the economy continues to recover, Carson City continues to see growth, including 

additions to the immediate area, such as Sassafras Eclectic Food Joint and Shoe Tree Brewing 

Company on the Carson Hot Springs Resort premises. Such amenities have proven successful in 

bringing a greater population of locals and tourists to the vicinity. The proposed amendment 

will allow for additional positive contributions to the Carson City economy by building a more 

vibrant community environment. An RV park will allow visitors to stay longer, explore more of 

what the region has to offer and spread the word about tourism and recreation in Carson City. 

These opportunities demonstrate how the amendment will make for a better utilization of the 

land as our economy continues to thrive. 

 

d.  Desired Pattern of Growth. The proposed amendment will promote the desired pattern 

 for the orderly physical growth of the City and guides development of the City based on 

 the projected population growth with the least amount of natural resource impairment 

 and the efficient expenditure of funds for public services. 

 

RESPONSE: The proposed Master Plan Amendment will promote the City’s desired pattern for 

orderly physical growth because it supports the development of an infill project. The 

underutilized site will prove to be a logical, minimal and efficient expenditure of funds in that 

the necessary public services and infrastructure already exist in the vicinity. Through supporting 

the development of this project on an infill site, the proposed amendment will maintain and 

preserve the availability and quantity of natural resources in other areas of the City. 

 
 

ZONING MAP AMENDMENT – APPLICATION QUESTIONNAIRE 

GENERAL REVIEW OF PERMITS 

CCMC 18.02.050 (Review) and 18.02.075 (ZMA).  The Board of Supervisors and the 

Planning Commission in reviewing and judging the merit of a proposal for a variance, special 

use permit, or a zoning map amendment, shall direct its considerations to, and find that in 

addition to other standards in this title, the following conditions and standards are met: 
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1.  That the proposed amendment is in substantial compliance with and supports the goals 

and policies of the Master Plan. 

  

 a.  In reviewing the attached Carson City Master Plan Policy Checklist, determine 

 which Policies are applicable to the proposal.  Explain what features of the 

 proposed project support your selection of Goals and Policies concerning land 

 use and related policies for the neighborhood where the subject project is 

 located. 
 

RESPONSE: The proposed Zoning Map Amendment is in compliance with, and supports the 

following Goals and Policies from, the Carson City Master Plan: 

 

Chapter 3: A Balanced Land Use Pattern  

 The site has access to existing water, sewer and improved roadways, with no new or 

improved off-site infrastructure anticipated with the proposed development. Therefore, no 

adverse impacts to levels of service are anticipated.  

 Though not within an identified priority infill area, the development is an infill project. 

 Location of the site is not adjacent to county, State or Federal boundaries or lands, thus 

does not create any land use conflicts potentially associated with such adjacencies.  

 The project is within service boundaries for City fire and sheriff services and does not 

impact the School District since no additional student attendance is anticipated as a result of 

this tourism/recreation-oriented development. 

 The project promotes a citywide range of uses by bringing a unique tourist/recreational 

amenity to the area, along with associated commercial business and employment 

opportunities. 

 The proposed rezoning is logical in that adjacent parcels share this zoning designation as 

well. Land uses on adjacent properties will be complementary to the intended development, 

and the site is primarily surrounded by uses that operate during normal business hours 

(non-residential uses that would not be disturbed by any after-hours activity). 

 The majority of the site is outside of any delineated FEMA flood zone. The southernmost 

portion of the site (adjacent to Old Hot Springs Road) is within Zone X (shaded), and is not 

considered a special flood hazard area. There are no known geologic hazard areas on the 

site. 

 The proposed zoning (Tourist Commercial) is consistent with the proposed Land Use 

designation (Community/Regional Commercial) as a complementary use with a regional 

draw and adequate access that meets the Land Use’s location criteria (the site’s location is 

just 1/3 of a mile from the I-580 interchange at E. College Parkway). 

 

Chapter 4: Equitable Distribution of Recreational Activities 

 The proposed development will provide the City with a tourist-oriented recreational facility 

that will include amenities for all ages and varying interests, while serving visitors to the 

Carson City area. 

 The project does not affect city-wide public open space, and is not located near the Carson 

River 
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Chapter 5: Economic Vitality 

 The proposed amendment will support a development that enhances the City’s job base by 

providing employment opportunities within the proposed RV park. 

 The project will stand on its own as a center for tourism activities, and will also support 

heritage tourism activities associated with the adjacent Carson Hot Springs Resort.  

 The project will implement the reuse of a 5,000 square-foot warehouse, creating space for 

recreational amenities that will support a tourist-based destination. 

 

Chapter 6: Livable Neighborhoods and Activity Centers 

 The proposed amendment supports a development that will be compatible with the existing 

surrounding development, and may likely provide benefit to the adjacent tourist, commercial 

and industrial uses through the increased presence of ‘walk-in’ customers or clients. 

 The project will be a diverse addition to an area with many existing unique amenities, and 

providing a site for tourist-oriented visitors to stay is beneficial to the adjacent uses and the 

community as a whole. 

 

Chapter 7: A Connected City 

 The proposed amendment will support a development intended to provide amenities and 

commodities to tourists in the Carson City area, in an accessible transit-supportive location, 

just 1/3 of a mile from the I-580 interchange at E. College Parkway. 

 The site is located along an existing paved street and is close to major arterials, making it 

suitable to facilitate future transit options. A nearby public transit bus stop is located less 

than ¼-mile east on Old Hot Springs Road. 

 No new roadways or public roadway improvements are anticipated with the proposed 

development. 

 The proposed development will connect the sidewalk on the parcel’s southern boundary, 

adjacent to Old Hot Springs Road. 

 

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. 

 

 a. Describe the land uses and zoning adjoining your property (for example: North: 

 two houses, Single-Family One Acre zoning; East: restaurant, Retail Commercial 

 zoning, etc.), and how your zoning will be compatible with those uses and not 

 cause detrimental impacts. 
 

RESPONSE:   North: Vacant, Public Community (PC) zoning 

  South: Business/commercial centers, Light Industrial (LI) zoning 

  East: Commercial/industrial businesses, General Industrial (GI) zoning 

  West: Carson Hot Springs Resort, Tourist Commercial (TC) zoning 
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The proposed Zoning Map Amendment will allow for development that complements these land 

uses and/or allows them to coexist without adverse impact on one another. The development 

intended for the subject site will provide additional amenities for visitors to the resort, while 

bringing general business to the surrounding commercial entities as a result of increased 

population density in the area. Adjacent vacant land will be left undisturbed and unaffected by 

the project and its day-to-day operations. 

 

 b. Describe land use and zoning changes in the general vicinity which have   

  occurred in the previous five-year period. 
 

RESPONSE: The completed I-580 freeway alignment has eliminated direct access to Old Hot 

Springs Road from the west, leaving access to the site through College Parkway.  There has 

been little change to the land use and zoning within the last five years, outside of this parcel 

going through a master plan and zoning map amendment in 2015.  Several new uses have 

moved into the area, including Sassafras Eclectic Food Joint and Shoe Tree Brewing Company 

on the neighboring property.   

 
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. 
 

RESPONSE: Existing and/or planned public services or facilities will not be negatively impacted 

by the proposed amendment, as the project’s anticipated needs can be fulfilled with the existing 

services/facilities, and will not require a demand increase beyond their current capacities. 

 

Public health, safety and welfare will benefit from the project, as additional sidewalk 

connections to increase pedestrian-friendly connections along Old Hot Springs Road will be 

added as part of the site’s improvements. 

 

4.  That sufficient consideration has been exercised by the applicant in adapting the project 

to existing improvements in the area. Be sure to indicate the source of the information 

that you are providing (private engineer, development engineering, title report, or other 

sources). Describe how your proposed Zoning Map Amendment will not adversely impact 

drainage, sewer, water, traffic, schools, emergency services, roadways and other city 

services. 

 

 a. Is drainage adequate in the area to support the density that may occur with the 

 rezoning? How will drainage be accommodated? How have you arrived at this 

 conclusion? 
 

RESPONSE: The site generally drains from north to south and there is a ditch/culvert 

established as the southwest corner that extends under street level at Old Hot Springs Road. 

This is also a 4-foot rock ditch running half the property north to south on the east side to Old 

Hot Springs Road. 
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 b. Are the water supplies in the area of your project adequate to meet your needs  

  without degrading supply and quality to others? Is there adequate water   

  pressure? Are the lines in need of replacement? Talk to the Utilities Department  

  for the required information. 
 

RESPONSE: The property owner will purchase all potable water from Carson City Public Works, 

at an estimated 8,000 to 10,000 gallons per day at full capacity. The site will also be served by 

hot springs water rights (to be used for landscaping, RV wash station, hot tub pools and other 

non-potable uses) secured from the owner via the Carson Hot Spring, which includes 15,000 

gallons per day. These sources are anticipated to adequately service the site’s water needs 

without degrading the supply/needs /quality to others. Discussion with Carson City Public Works 

has indicated good flows and pressures in the portion of the system the project will connect to, 

and final water use calculations will be completed and submitted with the site improvement 

plans and other project submittals. 

 

 c. Are roadways sufficient in the area to serve the density that may occur from the  

  rezoning? How have you arrived at this conclusion? 
 

RESPONSE: Trip generation for the site includes trips in and trips out based on the number of 

RV spaces. Based on typical trip generation values for RV Parks, the intended development will 

not exceed the 500 total daily trip capacity and will not exceed the 80 peak hour trip capacity 

(current estimate is 26 PM peak hour trips), and therefore does not trigger the need for a 

formal traffic study.  

 

 d. Will the school district be able to serve the student population that may occur  

  from the rezoning? How have you arrived at this conclusion? 
 

RESPONSE: The proposed Zoning Map Amendment does not impact the School District since 

no additional student population/attendance is anticipated as a result of this proposed 

tourism/recreation-oriented development. 

 

 e. Are adequate means of access available for emergency vehicles to serve the  

  site? What is the approximate response time for emergency vehicles? If your  

  application is approved to rezone the property, will additional means of access be 

  required for increased density? Or will existing access ways be adequate? How  

  have you arrived at this conclusion?  

 

RESPONSE: Access to the subject property is already provided off of Old Hot Springs Road. 

The proposed main entrance from Old Hot Springs Road will be two-way and 26 feet wide (curb 

face to curb face) to accommodate large RVs, but will also make for generous accessibility for 

emergency vehicles.  
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Figure 4 – Existing Zoning   
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Figure 5 – Proposed Zoning 
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Figure 6 – Existing Master Plan Map   

Industrial 
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Figure 7 – Proposed Master Plan Map  

Community/Regional Commercial 
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Master Plan Policy Checklist 
Master Plan and Zoning Map Amendments 

PURPOSE 
The purpose of a development checklist is to provide a list of questions that 
address whether a development proposal is in conformance with the goals and 
objectives of the 2006 Carson City Master Plan that are related to Master Plan 
Map Amendments and Zoning Map Amendments.  This checklist is designed for 
developers, staff, and decision-makers and is intended to be used as a guide 
only.   

Development Name: _______________________________________________________ 

Reviewed By: _____________________________________________________________ 

Date of Review: ___________________________________________________________ 

DEVELOPMENT CHECKLIST 
The following five themes are those themes that appear in the Carson City 
Master Plan and which reflect the community’s vision at a broad policy level. 
Each theme looks at how a proposed Master Plan or Zoning Map Amendment 
can help achieve the goals of the Carson City Master Plan.  A check mark 
indicates that the proposed amendment meets the applicable Master Plan 
policy. The Policy Number is indicated at the end of each policy statement 
summary. Refer to the Comprehensive Master Plan for complete policy 
language.   

CHAPTER 3: A BALANCED LAND USE PATTERN 
The Carson City Master Plan seeks to establish a balance of land uses within the 
community by providing employment opportunities, a diverse choice of housing, 
recreational opportunities, and retail services.   

Is or does the proposed amendment: 
 Discourage growth outside areas planned to be served by community 

water and wastewater facilities as identified in the Water and 
Wastewater Master Plans (1.1b)? 

 Promote infill and redevelopment in an identified priority area (1.2a)? 
 At adjacent county boundaries, minimize potential land use conflicts 

with adjacent properties (1.5a)? 

CARSON CITY MASTER PLAN                                                                               ADOPTED 4.06.06 



   2      Master Plan and Zoning Map Amendment Development Checklist   

 Adjacent to State or Federal lands, ensure compatibility with planned 
adjacent uses and access (1.5b) 

 Located to be adequately served by city services including fire and 
sheriff services, and coordinated with the School District to ensure the 
adequate provision of schools (1.5d)? 

 Promote a citywide range of mixed-use, residential, commercial and 
employment uses at a variety of scales and intensities (2.1a)? 

 In identified Mixed-Use areas, promote mixed-use development 
patterns as appropriate for the surrounding context consistent with the 
land use descriptions of the applicable Mixed-Use designation, and 
meet the intent of the Mixed-Use Evaluation Criteria (2.1b, 2.2b, 2.3b, 
Land Use Districts)? 

 Discourage rezoning of properties that create “friction zones” between 
adjacent land uses, particularly industrial and residential uses (2.1d)? 

 Encourage development outside the primary floodplain and away 
from geologic hazard areas (3.3d, e)? 

 Provide for zoning consistent with the Land Use designation (Land Use 
table descriptions)? 

 Meet the location criteria for the applicable Land Use designation 
(Land Use descriptions)? 

 If located within an identified Specific Plan Area (SPA), meet the 
applicable policies of that SPA (Land Use Map, Chapter 8)? 

CHAPTER 4: EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES 
The Carson City Master Plan seeks to continue providing a diverse range of park 
and recreational opportunities to include facilities and programming for all ages 
and varying interests to serve both existing and future neighborhoods. 

Is or does the proposed amendment: 
 Provide opportunities to expand parks and recreation opportunities 

(4.2a)? 
 Consistent with the Open Space Master Plan and Carson River Master 

Plan (4.3a)? 

CHAPTER 5: ECONOMIC VITALITY 
The Carson City Master Plan seeks to maintain its strong diversified economic 
base by promoting principles which focus on retaining and enhancing the strong 
employment base, include a broader range of retail services in targeted areas, 
and include the roles of technology, tourism, recreational amenities, and other 
economic strengths vital to a successful community.   

Is or does the proposed amendment: 
 Help maintain and enhance the primary job base (5.1)? 
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 Encourage a citywide housing mix consistent with the labor force and 

non-labor force populations (5.1j) 
 Encourage the development of regional retail centers (5.2a) 
 Encourage reuse or redevelopment of underused retail spaces (5.2b)? 
 Support heritage tourism activities, particularly those associated with 

historic resources, cultural institutions and the State Capitol (5.4a)? 
 Promote revitalization of the Downtown core (5.6a)? 
 Encourage the incorporation of additional housing in and around the 

Downtown (5.6c)? 

CHAPTER 6: LIVABLE NEIGHBORHOODS AND ACTIVITY CENTERS 
The Carson City Master Plan seeks to promote safe, attractive and diverse 
neighborhoods, compact mixed-use activity centers, and a vibrant, pedestrian-
friendly Downtown.   

Is or does the proposed amendment: 
 Promote compatibility with surrounding development for infill projects 

or adjacent to existing rural neighborhoods (6.2a, 9.3b 9.4a)? 
 If located in an identified Mixed-Use Activity Center or m area, provide 

for the appropriate mix, size and density of land uses consistent with 
the Mixed-Use district policies (7.1a, b)? 

 Encourage an appropriate mix of housing models and densities based 
upon the location, size and surrounding neighborhood context (9.1a)? 

 Discourage “spot” rezoning of parcels within established rural 
neighborhoods that have not been identified as higher density on the 
Land Use Map or that are not contiguous with lots zoned for a 
comparable density (9.4b)? 

CHAPTER 7: A CONNECTED CITY 
The Carson City Master Plan seeks promote a sense of community by linking its 
many neighborhoods, employment areas, activity centers, parks, recreational 
amenities and schools with an extensive system of interconnected roadways, 
multi-use pathways, bicycle facilities, and sidewalks.    

Is or does the proposed amendment: 
 Promote transit-supportive development patterns (e.g. mixed-use, 

pedestrian-oriented, higher density) along major travel corridors to 
facilitate future transit (11.2b)? 

 Promote enhanced roadway connections and networks consistent 
with the Transportation Master Plan (11.2c)? 

 Provide for appropriate pathways through the development and to 
surrounding lands, including parks and public lands, consistent with the 
Unified Pathways Master Plan and the proposed use and density 
(12.1a, c)? 

CARSON CITY MASTER PLAN                                                                               ADOPTED 4.06.06 
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I. Introduction 
 

A. Description of Project 

 
This conceptual drainage report presents the findings of the preliminary drainage 
study for the Zone change and Master Plan Amendment of APN 008-123-23 located 
in Section 5, Township 15N, Range 20E of the Mount Diablo Meridian. It identifies 
the existing and conceptually proposed site conditions, and the potential drainage 
improvements. This study has been conducted in accordance with the Carson City 
Municipal Code and Carson City Development Standards.  

 

The proposed project consists of the construction of an RV Resort and associated 
facilities. The RV Resort would include approximately 63 RV spaces, club house, 
restroom area and necessary roadway and utility improvements to support the 
development. The property is currently undeveloped, disturbed, and overgrown with 
invasive weeds.  

 

B. Existing Site Conditions 
 

The property, located at 1588 Old Hot Springs Road, is currently undeveloped on a 
majority of the property, with an existing building located at the north end. It is 
bound by an undeveloped property to the north, the Carson City Hot Springs to the 
west, industrial buildings to the east, and Old Hot Springs Road to the south. The 
majority of the site is covered by native brush and minor dirt roads other than a 
5,000 SF existing building on the north end. From the NRCS soil report seen in 
Appendix C, a majority of the site (64%) consists of Bishop loam, while Haybourne 
sandy loam make up 6.3%, and Indiano variant gravelly fine sandy loan make up 
29.7%. The site slopes down from north to south at an average slope of 2-3%. 

 
C. General Location Map 

 
See Appendix A for an APN Map and Location Map. 

 

II. Existing and Proposed Hydrology 
 
A. Discuss existing and proposed drainage basin boundaries 

 
Existing 
All 3.94 acres of the existing site are within the same drainage basin, the entire site 
slopes in the same direction without anything to divert runoff. Off-site flows from the 
north enter the site as they are also part of the same drainage basin. 
 
Proposed 
The proposed drainage will be graded so that the entire property continues to be 
within the same drainage basin. All runoff that is generated on site will be directed 
to a detention basin located at the south end of the site. See Appendix A for 
conceptual drainage improvements. 
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B. Design Storm and 100-Year, 24-Hour Flow Calculations 
 

Table 1: Flow Calculations 

 Pre-Development 
(cfs) 

Post-Development 
(cfs) 

Increase 

(cfs) 

5-Year 100-Year 5-Year 100-Year 5-Year 100-Year 

On-Site 0.092 0.164 0.237 0.423 0.145 0.259 

Off-Site 0.433 0.771     

 

Off-site flows currently run onto the property from the north and into the existing 
detention areas at the southwest corner of the site, where they are discharged into 
the existing storm drain infrastructure in Old Hot Springs Road. 

 

Volume calculations were performed in order to determine a preliminary size for the 
detention basin. The increased runoff during the 5-year 24-hour storm event due to 
the increase in impervious area is approximately 1,048 cubic feet. Volume 
calculations are provided in Appendix B along with the Rational Method calculations. 
Supplemental information used for calculations is included in Appendix C. 

 

C. Existing Drainage Problems  

 
There are no known drainage problems on-site. 
 

D. On-site and Downstream Drainage 

 
The entire site currently sheet flows from the northeast corner to the southwest 
corner. At the southwest corner of the site there are two small detention areas that 
collect runoff from the entire site, as well as off-site flows that have traveled on site. 
This runoff is collected in a swale that travels along Old Hot Springs Road at the 
south end of the property. See the existing site conditions map in Appendix A. 
Runoff collected in the two detention areas enter a storm drain pipe that diverts flow 
into the existing storm drainage infrastructure on Old Hot Springs Road. 

 

E. Floodplain 

 
A portion of the site in the southwest corner is located within the 100 year 
floodplain. A FEMA FIRM for the project location is included in Appendix C. 
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III. Proposed Drainage Facilities (on-site and off-site) 
 

A. Routing of flow in and/or around site, downstream, and location of drainage facilities  
 
On-Site Flow 
On-site runoff will sheet flow from north to south to enter the new retention basin at 
the south end of the property. This retention pond will have an outlet to allow flow 
to enter the existing retention basin and storm drain at the southwest corner of the 
property. The new detention pond will be sized to detain the increase in storm water 
runoff for a 5-year 24-hour event as required by Carson City Code. Above ground 
drainage features, like valley gutters, will be kept to a minimum for RV friendly 
access roads and vehicle spaces, but may be used if necessary to direct flow to the 
new retention pond.  
 
Off-Site Flow 
Off-site flows will be collected in a 4’ wide rock lined runoff ditch that runs along the 
property line. These flows will be routed south to discharge into the existing 
infrastructure on Old Hot Springs Road. This will not affect the current infrastructure 
as off-site flows already enter the storm drainage infrastructure in place on Old Hot 
Springs Road. 

 
B. Mitigation Measures 

 
Best Management Practices techniques should be implemented to manage the 
quantity and improve the quality of storm water runoff, minimize local erosion, and 
minimize potential discharges to adjacent properties.  

 

C. Floodplain Modifications 

 
The Carson Hot Springs RV Resort improvements will not require any modification of 
the floodplain. 

 

D. Exhibit 

 
A copy of the SUP map showing proposed improvements and drainage features is 
included in Appendix A.  

 

IV. Conclusions 
 

The Carson Hot Springs RV Resort improvements will be designed in accordance with 
Carson City Municipal Code and Carson City Development Standards. The project will not 
have a detrimental effect on surrounding properties in terms of storm water. The 
increase in storm water runoff will be detained on-site and will not affect the 
downstream storm water system.  
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Appendix B 
 

Calculations 



Basin Pre-Development

Formula:  Q = C * i * A

1) 2) 3)

Range Design Value Impervious Pervious Units Design Value Areas (Acres) Total

Impervious Areas = .7 - .95 0.9 0 171,626 Sq. Ft. Impervious Areas = 0.9 0.00 0.00

Pervious Areas = 0.1 - 0.3 0.3 0.00 3.94 Acres Pervious Areas = 0.3 3.94 1.182

Total 3.94 1.18

C (Total/Total Area) = 0.30

4)

Intensity @ 5 yr / 24 hr Peak Flow Rate (cfs)

0.078 0.092

Formula:  Q = C * i * A

1) 2) 3)

Range Design Value Impervious Pervious Units Design Value Areas (Acres) Total

Impervious Areas .7 - .95 0.90 0 171,626 Sq. Ft. Impervious Areas = 0.9 0.00 0.00

Pervious Areas = 0.1 - 0.3 0.3 0.00 3.94 Acres Pervious Areas = 0.3 3.94 1.182

Total 3.94 1.18

C (Total/Total Area) = 0.30

4)

Intensity @ 100 yr / 24 hr Peak Flow Rate (cfs)
0.139 0.164

100-year, 24-hr  Storm Event

Total Area (A)

Runoff Coefficient C Total Area (A) Weighted "C" Value

Carson Hot Springs RV Resort
Drainage Calculation

Rational Method
July 2018

Peak Flow Rate (Q = CiA)

5-year, 24-hr  Storm Event

Runoff Coefficient C Weighted "C" Value

Peak Flow Rate (Q = CiA)



Basin Post-Development

Formula:  Q = C * i * A

1) 2) 3)

Range Design Value Impervious Pervious Units Design Value Areas (Acres) Total
Impervious Areas = .7 - .95 0.9 135,242 36,384 Sq. Ft. AC and Concrete = 0.9 3.10 2.79

Pervious Areas = 0.1 - 0.3 0.3 3.10 0.84 Acres Pervious Areas = 0.3 0.84 0.251

Total 3.94 3.04

C (Total/Total Area) = 0.77

4)

Intensity @ 5 yr / 24 hr Peak Flow Rate (cfs)

0.078 0.237

Formula:  Q = C * i * A

1) 2) 3)

Range Design Value Impervious Pervious Units Design Value Areas (Acres) Total

Impervious Areas = .7 - .95 0.9 135,242 36,384 Sq. Ft. AC and Concrete = 0.9 3.10 2.79

Pervious Areas = 0.1 - 0.3 0.3 3.10 0.84 Acres Pervious Areas = 0.3 0.84 0.251

Total 3.94 3.04

C (Total/Total Area) = 0.77

4)

Intensity @ 100 yr / 24 hr Peak Flow Rate (cfs)
0.139 0.423

Peak Flow Rate (Q = CiA)

Weighted "C" Value

Carson Hot Springs RV Resort
Drainage Calculation

Rational Method
July 2018

5-year, 24-hr  Storm Event

Runoff Coefficient C Total Area (A) Weighted "C" Value

Peak Flow Rate (Q = CiA)

100-year, 24-hr  Storm Event

Runoff Coefficient C Total Area (A)



Off-Site 

Formula:  Q = C * i * A

1) 2) 3)

Range Design Value Impervious Pervious Units Design Value Areas (Acres) Total

Impervious Areas = .7 - .95 0.9 0 805,860 Sq. Ft. Impervious Areas = 0.9 0.00 0.00

Pervious Areas = 0.1 - 0.3 0.3 0.00 18.50 Acres Pervious Areas = 0.3 18.50 5.55

Total 18.50 5.55

C (Total/Total Area) = 0.30

4)

Intensity @ 5 yr / 24 hr Peak Flow Rate (cfs)

0.078 0.433

Formula:  Q = C * i * A

1) 2) 3)

Range Design Value Impervious Pervious Units Design Value Areas (Acres) Total

Impervious Areas .7 - .95 0.90 0 805,860 Sq. Ft. Impervious Areas = 0.9 0.00 0.00

Pervious Areas = 0.1 - 0.3 0.3 0.00 18.50 Acres Pervious Areas = 0.3 18.50 5.55

Total 18.50 5.55

C (Total/Total Area) = 0.30

4)

Intensity @ 100 yr / 24 hr Peak Flow Rate (cfs)
0.139 0.771

Peak Flow Rate (Q = CiA)

Weighted "C" Value

Carson Hot Springs RV Resort
Drainage Calculation

Rational Method
July 2018

5-year, 24-hr  Storm Event

Runoff Coefficient C Total Area (A) Weighted "C" Value

Peak Flow Rate (Q = CiA)

100-year, 24-hr  Storm Event

Runoff Coefficient C Total Area (A)



c (Runoff Coefficient) d (Depth, ft) a (Area, sf) Volume (cu. Ft)

Future 0.77 0.156 171626.4 1716.1

Existing 0.30 0.156 171626.4 668.6

Design Volume 1047.5

Carson Hot Springs RV Resort
Retention Basin Calculations

5 Year Frequency @ 24 Duration

Volumes based the delta value of the existing vs proposed
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Preface
Soil surveys contain information that affects land use planning in survey areas. 
They highlight soil limitations that affect various land uses and provide information 
about the properties of the soils in the survey areas. Soil surveys are designed for 
many different users, including farmers, ranchers, foresters, agronomists, urban 
planners, community officials, engineers, developers, builders, and home buyers. 
Also, conservationists, teachers, students, and specialists in recreation, waste 
disposal, and pollution control can use the surveys to help them understand, 
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose 
special restrictions on land use or land treatment. Soil surveys identify soil 
properties that are used in making various land use or land treatment decisions. 
The information is intended to help the land users identify and reduce the effects of 
soil limitations on various land uses. The landowner or user is responsible for 
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area 
planning, onsite investigation is needed to supplement this information in some 
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering 
applications. For more detailed information, contact your local USDA Service Center 
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil 
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are 
seasonally wet or subject to flooding. Some are too unstable to be used as a 
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as 
septic tank absorption fields. A high water table makes a soil poorly suited to 
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States 
Department of Agriculture and other Federal agencies, State agencies including the 
Agricultural Experiment Stations, and local agencies. The Natural Resources 
Conservation Service (NRCS) has leadership for the Federal part of the National 
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available 
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its 
programs and activities on the basis of race, color, national origin, age, disability, 
and where applicable, sex, marital status, familial status, parental status, religion, 
sexual orientation, genetic information, political beliefs, reprisal, or because all or a 
part of an individual's income is derived from any public assistance program. (Not 
all prohibited bases apply to all programs.) Persons with disabilities who require 
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alternative means for communication of program information (Braille, large print, 
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice 
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of 
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or 
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity 
provider and employer.
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How Soil Surveys Are Made
Soil surveys are made to provide information about the soils and miscellaneous 
areas in a specific area. They include a description of the soils and miscellaneous 
areas and their location on the landscape and tables that show soil properties and 
limitations affecting various uses. Soil scientists observed the steepness, length, 
and shape of the slopes; the general pattern of drainage; the kinds of crops and 
native plants; and the kinds of bedrock. They observed and described many soil 
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The 
profile extends from the surface down into the unconsolidated material in which the 
soil formed or from the surface down to bedrock. The unconsolidated material is 
devoid of roots and other living organisms and has not been changed by other 
biological activity.

Currently, soils are mapped according to the boundaries of major land resource 
areas (MLRAs). MLRAs are geographically associated land resource units that 
share common characteristics related to physiography, geology, climate, water 
resources, soils, biological resources, and land uses (USDA, 2006). Soil survey 
areas typically consist of parts of one or more MLRA.

The soils and miscellaneous areas in a survey area occur in an orderly pattern that 
is related to the geology, landforms, relief, climate, and natural vegetation of the 
area. Each kind of soil and miscellaneous area is associated with a particular kind 
of landform or with a segment of the landform. By observing the soils and 
miscellaneous areas in the survey area and relating their position to specific 
segments of the landform, a soil scientist develops a concept, or model, of how they 
were formed. Thus, during mapping, this model enables the soil scientist to predict 
with a considerable degree of accuracy the kind of soil or miscellaneous area at a 
specific location on the landscape.

Commonly, individual soils on the landscape merge into one another as their 
characteristics gradually change. To construct an accurate soil map, however, soil 
scientists must determine the boundaries between the soils. They can observe only 
a limited number of soil profiles. Nevertheless, these observations, supplemented 
by an understanding of the soil-vegetation-landscape relationship, are sufficient to 
verify predictions of the kinds of soil in an area and to determine the boundaries.

Soil scientists recorded the characteristics of the soil profiles that they studied. They 
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock 
fragments, distribution of plant roots, reaction, and other features that enable them 
to identify soils. After describing the soils in the survey area and determining their 
properties, the soil scientists assigned the soils to taxonomic classes (units). 
Taxonomic classes are concepts. Each taxonomic class has a set of soil 
characteristics with precisely defined limits. The classes are used as a basis for 
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic 
classification used in the United States, is based mainly on the kind and character 
of soil properties and the arrangement of horizons within the profile. After the soil 
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scientists classified and named the soils in the survey area, they compared the 
individual soils with similar soils in the same taxonomic class in other areas so that 
they could confirm data and assemble additional data based on experience and 
research.

The objective of soil mapping is not to delineate pure map unit components; the 
objective is to separate the landscape into landforms or landform segments that 
have similar use and management requirements. Each map unit is defined by a 
unique combination of soil components and/or miscellaneous areas in predictable 
proportions. Some components may be highly contrasting to the other components 
of the map unit. The presence of minor components in a map unit in no way 
diminishes the usefulness or accuracy of the data. The delineation of such 
landforms and landform segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, onsite 
investigation is needed to define and locate the soils and miscellaneous areas.

Soil scientists make many field observations in the process of producing a soil map. 
The frequency of observation is dependent upon several factors, including scale of 
mapping, intensity of mapping, design of map units, complexity of the landscape, 
and experience of the soil scientist. Observations are made to test and refine the 
soil-landscape model and predictions and to verify the classification of the soils at 
specific locations. Once the soil-landscape model is refined, a significantly smaller 
number of measurements of individual soil properties are made and recorded. 
These measurements may include field measurements, such as those for color, 
depth to bedrock, and texture, and laboratory measurements, such as those for 
content of sand, silt, clay, salt, and other components. Properties of each soil 
typically vary from one point to another across the landscape.

Observations for map unit components are aggregated to develop ranges of 
characteristics for the components. The aggregated values are presented. Direct 
measurements do not exist for every property presented for every map unit 
component. Values for some properties are estimated from combinations of other 
properties.

While a soil survey is in progress, samples of some of the soils in the area generally 
are collected for laboratory analyses and for engineering tests. Soil scientists 
interpret the data from these analyses and tests as well as the field-observed 
characteristics and the soil properties to determine the expected behavior of the 
soils under different uses. Interpretations for all of the soils are field tested through 
observation of the soils in different uses and under different levels of management. 
Some interpretations are modified to fit local conditions, and some new 
interpretations are developed to meet local needs. Data are assembled from other 
sources, such as research information, production records, and field experience of 
specialists. For example, data on crop yields under defined levels of management 
are assembled from farm records and from field or plot experiments on the same 
kinds of soil.

Predictions about soil behavior are based not only on soil properties but also on 
such variables as climate and biological activity. Soil conditions are predictable over 
long periods of time, but they are not predictable from year to year. For example, 
soil scientists can predict with a fairly high degree of accuracy that a given soil will 
have a high water table within certain depths in most years, but they cannot predict 
that a high water table will always be at a specific level in the soil on a specific date.

After soil scientists located and identified the significant natural bodies of soil in the 
survey area, they drew the boundaries of these bodies on aerial photographs and 

Custom Soil Resource Report
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identified each as a specific map unit. Aerial photographs show trees, buildings, 
fields, roads, and rivers, all of which help in locating boundaries accurately.

Custom Soil Resource Report
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of 
soil map units on the map and extent of each map unit, and cartographic symbols 
displayed on the map. Also presented are various metadata about data used to 
produce the map, and a description of each soil map unit.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:24,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Carson City Area, Nevada
Survey Area Data: Version 11, Oct 6, 2017

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Data not available.

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Custom Soil Resource Report
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

4 Bishop loam, saline 2.5 64.0%

25 Haybourne sandy loam, 0 to 2 
percent slopes

0.2 6.3%

35 Indiano variant gravelly fine 
sandy loam, 4 to 15 percent 
slopes

1.2 29.7%

Totals for Area of Interest 3.9 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the 
soils or miscellaneous areas in the survey area. The map unit descriptions, along 
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more 
major kinds of soil or miscellaneous areas. A map unit is identified and named 
according to the taxonomic classification of the dominant soils. Within a taxonomic 
class there are precisely defined limits for the properties of the soils. On the 
landscape, however, the soils are natural phenomena, and they have the 
characteristic variability of all natural phenomena. Thus, the range of some 
observed properties may extend beyond the limits defined for a taxonomic class. 
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without 
including areas of other taxonomic classes. Consequently, every map unit is made 
up of the soils or miscellaneous areas for which it is named and some minor 
components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the 
map unit, and thus they do not affect use and management. These are called 
noncontrasting, or similar, components. They may or may not be mentioned in a 
particular map unit description. Other minor components, however, have properties 
and behavioral characteristics divergent enough to affect use or to require different 
management. These are called contrasting, or dissimilar, components. They 
generally are in small areas and could not be mapped separately because of the 
scale used. Some small areas of strongly contrasting soils or miscellaneous areas 
are identified by a special symbol on the maps. If included in the database for a 
given area, the contrasting minor components are identified in the map unit 
descriptions along with some characteristics of each. A few areas of minor 
components may not have been observed, and consequently they are not 
mentioned in the descriptions, especially where the pattern was so complex that it 
was impractical to make enough observations to identify all the soils and 
miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the 
usefulness or accuracy of the data. The objective of mapping is not to delineate 
pure taxonomic classes but rather to separate the landscape into landforms or 

Custom Soil Resource Report
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landform segments that have similar use and management requirements. The 
delineation of such segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, however, 
onsite investigation is needed to define and locate the soils and miscellaneous 
areas.

An identifying symbol precedes the map unit name in the map unit descriptions. 
Each description includes general facts about the unit and gives important soil 
properties and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for 
differences in texture of the surface layer, all the soils of a series have major 
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, 
salinity, degree of erosion, and other characteristics that affect their use. On the 
basis of such differences, a soil series is divided into soil phases. Most of the areas 
shown on the detailed soil maps are phases of soil series. The name of a soil phase 
commonly indicates a feature that affects use or management. For example, Alpha 
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas. 
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate 
pattern or in such small areas that they cannot be shown separately on the maps. 
The pattern and proportion of the soils or miscellaneous areas are somewhat similar 
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or 
miscellaneous areas that are shown as one unit on the maps. Because of present 
or anticipated uses of the map units in the survey area, it was not considered 
practical or necessary to map the soils or miscellaneous areas separately. The 
pattern and relative proportion of the soils or miscellaneous areas are somewhat 
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas 
that could be mapped individually but are mapped as one unit because similar 
interpretations can be made for use and management. The pattern and proportion 
of the soils or miscellaneous areas in a mapped area are not uniform. An area can 
be made up of only one of the major soils or miscellaneous areas, or it can be made 
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil 
material and support little or no vegetation. Rock outcrop is an example.

Custom Soil Resource Report
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Carson City Area, Nevada

4—Bishop loam, saline

Map Unit Setting
National map unit symbol: 2nnnd
Elevation: 4,500 to 4,700 feet
Mean annual precipitation: 8 to 12 inches
Mean annual air temperature: 49 to 50 degrees F
Frost-free period: 100 to 110 days
Farmland classification: Not prime farmland

Map Unit Composition
Bishop and similar soils: 95 percent
Minor components: 5 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Bishop

Setting
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Alluvium derived from mixed

Typical profile
H1 - 0 to 28 inches: loam
H2 - 28 to 60 inches: stratified sandy loam to clay loam

Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Poorly drained
Runoff class: High
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 

to 0.57 in/hr)
Depth to water table: About 18 to 24 inches
Frequency of flooding: Occasional
Frequency of ponding: None
Calcium carbonate, maximum in profile: 5 percent
Salinity, maximum in profile: Slightly saline to moderately saline (4.0 to 8.0 

mmhos/cm)
Sodium adsorption ratio, maximum in profile: 13.0
Available water storage in profile: High (about 9.8 inches)

Interpretive groups
Land capability classification (irrigated): 4w
Land capability classification (nonirrigated): 6w
Hydrologic Soil Group: C/D
Ecological site: WET MEADOW 10-14 P.Z. (R026XY003NV)
Hydric soil rating: No

Minor Components

Voltaire
Percent of map unit: 5 percent

Custom Soil Resource Report
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Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Ecological site: WET SODIC BOTTOM (R026XY002NV)
Hydric soil rating: Yes

25—Haybourne sandy loam, 0 to 2 percent slopes

Map Unit Setting
National map unit symbol: 2nnp2
Elevation: 4,600 to 4,900 feet
Mean annual precipitation: 10 to 12 inches
Mean annual air temperature: 48 to 51 degrees F
Frost-free period: 100 to 110 days
Farmland classification: Prime farmland if irrigated

Map Unit Composition
Haybourne and similar soils: 100 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Haybourne

Setting
Landform: Alluvial fans
Down-slope shape: Linear
Across-slope shape: Convex
Parent material: Alluvium derived from mixed

Typical profile
H1 - 0 to 6 inches: sandy loam
H2 - 6 to 25 inches: sandy loam
H3 - 25 to 60 inches: stratified gravelly coarse sand to fine sandy loam

Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Well drained
Runoff class: Very low
Capacity of the most limiting layer to transmit water (Ksat): High (1.98 to 5.95 

in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: Rare
Frequency of ponding: None
Calcium carbonate, maximum in profile: 1 percent
Salinity, maximum in profile: Nonsaline to very slightly saline (0.0 to 2.0 

mmhos/cm)
Available water storage in profile: Low (about 5.8 inches)

Interpretive groups
Land capability classification (irrigated): 3s
Land capability classification (nonirrigated): 6c

Custom Soil Resource Report

14



Hydrologic Soil Group: A
Ecological site: SANDY 8-10 P.Z. (R026XY020NV)
Hydric soil rating: No

35—Indiano variant gravelly fine sandy loam, 4 to 15 percent slopes

Map Unit Setting
National map unit symbol: 2nnpd
Elevation: 4,600 to 5,000 feet
Mean annual precipitation: 10 to 12 inches
Mean annual air temperature: 49 to 51 degrees F
Frost-free period: 100 to 110 days
Farmland classification: Not prime farmland

Map Unit Composition
Indiano variant and similar soils: 100 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Indiano Variant

Setting
Landform: Hills
Down-slope shape: Linear
Across-slope shape: Convex
Parent material: Colluvium and/or residuum

Typical profile
H1 - 0 to 11 inches: gravelly fine sandy loam
H2 - 11 to 29 inches: gravelly clay loam
R - 29 to 39 inches: bedrock

Properties and qualities
Slope: 4 to 15 percent
Depth to restrictive feature: 24 to 39 inches to lithic bedrock
Natural drainage class: Well drained
Runoff class: High
Capacity of the most limiting layer to transmit water (Ksat): Very low (0.00 to 0.00 

in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water storage in profile: Low (about 3.5 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 6s
Hydrologic Soil Group: C
Ecological site: STONY SLOPE 8-10 P.Z. (R026XY022NV)
Hydric soil rating: No

Custom Soil Resource Report
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308 N. Curry Street, Suite 200, Carson City, NV  89703  /  Tel: 775.883.7077  /  Fax: 775.883.7114  /  www.lumosinc.com 

 
July 18, 2018 
 
Hope Sullivan, Planning Manager 
Carson City Community Development 
Planning Division 
108 E. Proctor Street 
Carson City, NV 89701 
 
RE:   Water and Sewer Impact Letter for the Proposed Carson Hot Springs RV Park  
 
Dear Hope: 
 
Lumos & Associates, Inc. has prepared this water and sewer impact letter to support the Major 
Project Review (MPR) Application for the proposed Carson Hot Springs RV Park at 1588 Old Hot 
Springs Road (APN 008-123-23). The RV Park will consist of approximately 63 RV spaces, a club 
house, manager’s residence, restroom/laundry facilities, and a check in/store. This letter is to support 
a zone change/master plan amendment to change from the current zoning of general industrial to 
tourist commercial. 
 
WATER DEMANDS 
 

Projected water demands for the RV Park include both domestic and irrigation demands. Full 
hookups are planned for the RV Park which includes an individual water connection at each RV 
space. Projected water demands are summarized in the table below. The average day demand 
(ADD) is estimated at 5,950 gallons per day (gpd).  
 
 

  
The RV Park will be served by hot springs water rights secured from the owner via the Carson 
Hot Springs, which includes 15,000 gallons per day. The spring water will be used solely for 
landscaping, RV wash station, hot tub, and other non-potable uses. The City’s public water system 
will supply the remaining water use of approximately 5,950- gallons per day at full capacity. The 
proposed on-site water system includes waterlines ranging from 4-inch to 8-inch diameter (not 
including service connections) which will connect into an existing 16-inch water main on Old Hot 

Demand Type 
Average Day 

Demand (gpd) 

RV Spaces (63 Total) 5,7001 

Accessory Uses 2502 

Landscape Irrigation (trees, shrubs, turf) 03 

Total 5,950  
1 Demand factor of 90 gpd per RV space. 

2 Accessory use includes managers residence 

3 Total annual irrigation demand is assumed to be supplied from hot springs. 
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Springs Road. The project site is located in Carson City’s distribution system, within the 4960 
zone. The City has indicated that pressures in the 4960 zone near the project site entrance on 
Old Hot Springs Road range from 80 to 100 pounds per square inch (psi), meeting the 
requirements of the Nevada Administrative Code (NAC) and Carson City Municipal Code (CCMC). 
 
In accordance with City requirements, the development will be served by a single water meter 
located near the property line. A reduced pressure backflow assembly will be located behind the 
water meter within the property boundaries. 
 
Based on input from the City, it appears that water demands associated with the proposed RV 
Park will not have any significant impacts on the City’s water system. 

 
FIRE FLOW 
 

The largest proposed building at the RV Park will be the existing club house at approximately 
5,000 square feet (preliminary sizing). Based on this floor area, the minimum fire flow per the 
International Fire Code (IFC) is 1,500 gallons per minute (gpm) for a duration of 2 hours. As 
required by the Fire Marshal, an electronically monitored fire sprinkler system will be installed in 
the club house. The IFC allows a 50% reduction in fire flow with an approved automatic sprinkler 
system, however, the minimum required fire flow after the reduction is still 1,500 gpm.  
 
The City does not have any recent fire flow tests in the project site area so a test will need to be 
conducted and results submitted to the City during the design phase of the project.  
 
Correspondence with City Public Works staff has indicated that sufficient capacity should be 
available in the City’s water system for fire flow demands associated with the proposed RV Park. 

 
SEWER FLOWS 
 

Full hookups for the RV Park will include a sewer connection at each RV space. Sewer flows will 
also be generated from accessory uses at the park (club house, manager’s residence, laundry 
facilities, and central showers/restrooms. Peak sewer flows for the RV Park are estimated at 5,950 
gpd. 
 
The RV Park will be served by the City’s public sewer system for collection and treatment. The 
proposed on-site sewer system includes 6-inch to 8-inch diameter gravity sewer pipelines (not 
including laterals) which will connect into an existing 8-inch gravity sewer main in Old Hot Springs 
Road. The existing 8-inch sewer main in Old Hot Springs Road flows east to Research Way, then 
south to College Parkway where the sewer joins an 18-inch diameter gravity main. City Public 
Works staff have indicated that the 8-inch PVC sewer main in Old Hot Springs Road and Research 
Way is only at 8% capacity (or less) and the 18-inch concrete main in College Parkway is only at 
10% capacity. 
Based on input from the City, there is more than sufficient capacity within the City’s sewer mains 
near the project area to handle flows from the RV Park.  
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In summary, the proposed Carson Hot Springs RV Park will not have any significant effects on the 
City’s water and sewer systems. There is sufficient capacity within the City’s infrastructure to meet 
the projected water demands, fire flows, and sewer flows. Please feel free to contact me at 
775.883.7077 or trussell@lumosinc.com with any questions. 
 
Sincerely, 
 
  
 
 
Tim Russell, P.E., WRS 
Group Manager 

12/31/19

7/18/18
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308 N. Curry Street, Suite 200, Carson City, NV  89703  /  Tel: 775.883.7077  /  Fax: 775.883.7114  /  www.lumosinc.com 

 
July 18, 2018 
 
Hope Sullivan, Planning Manager 
Carson City Community Development 
Planning Division 
108 E. Proctor Street 
Carson City, NV 89701 
 
RE:   Traffic Impact Letter for the Proposed Carson Hot Springs RV Park  
 
Dear Hope: 
 
Lumos & Associates, Inc. has prepared this traffic impact letter to support the Master Plan and Zoning 
Map Amendment application for the proposed Carson Hot Springs RV Park at 1588 Old Hot Springs 
Road (APN 008-123-23). The RV Park will consist of approximately 63 RV spaces, a club house, 
manager’s residence, restroom/laundry facilities, and a check in/store. This letter is to support a zone 
change/master plan amendment to change from the current zoning of General Industrial to Tourist 
Commercial and the current land use designation of Industrial to Community/Regional Commercial. 
 
Trip generation rates for the project were obtained using the Trip Generation Manual, 9th Edition, 
published by the Institute of Transportation Engineers (ITE).  Using the Recreational Vehicle Park 
Land Use (416) designation, the project is estimated to generate 16 AM peak hour trips and 26 PM 
peak hour trips.  Access into the site is from Old Hot Springs Road. The traffic impacts to the existing 
road network will be minimal and is not anticipated to negatively impact surrounding development 
 
Please feel free to contact me at 775.827.6111 or afuss@lumosinc.com with any questions. 
 
Sincerely, 
 
  
 
 
Angela Fuss, AICP 
Group Manager 

mailto:afuss@lumosinc.com
AFuss
Snapshot
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