
Agenda Item No: 24.D

STAFF REPORT

Report To: Board of Supervisors Meeting Date: February 7, 2019

Staff Contact: Hope Sullivan

Agenda Title: For Possible Action:  To consider a request for a Tentative Planned Unit Development that
would create 137 single family home lots and allocate 13.54 acres to a multifamily
development.  The multifamily development will be on land zoned Multi-Family Apartment
(MFA), and the single family homes will be on land zoned Single Family 6,000 (SF6).  The
subject property is east of Interstate 580, west of Airport Road, and at the south end of
Lompa Lane, APN 010-041-75.  (Hope Sullivan, hsullivan@carson.org) 

Staff Summary: The Board of Supervisors is authorized to approve a Tentative Planned
Unit Development subject to the provisions of Carson City Municipal Code (CCMC) 17.09. 
The applicant is seeking a residential subdivision on a 41.6 acre site that is currently
vacant.  The north portion of the site is zoned Multi-Family Apartment, and southern portion
is zoned Single Family 6000.  The smallest lot size in the single family development will be
3,373 square feet.  Open space, including a 3 acre park, and roads are proposed to be
incorporated into the development.

Agenda Action: Formal Action / Motion Time Requested: 30 minutes

Proposed  Motion
I move to approve TPUD-18-010, a Tentative Planned Unit Development known as Lompa Ranch East, based
on the ability to make the required findings in the affirmative and subject to the conditions of approval
recommended by the Planning Commission, and with a modification to Condition #1 to state "The Tentative
Planned Unit Development may not utilize land identified as APN 010-542-01 and 010-036-05.

Board's Strategic Goal
Quality of Life

Previous Action
At its meeting of January 15, 2019, the Planning Commission voted 4-2, 1 absent to recommend approval of the
subject application based on the ability to make the required findings in the affirmative and subject to conditions
of approval, with a modification to Condition 65 that the term "landscape maintenance district" be replaced with
"landscape maintenance association." 

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

Of note, during the Planning Commission public hearing, four area residents and property owners expressed
concerns regarding displacement of ground water and surface water adversely impacting their property, dust
during construction, hours of operation, impact on wildlife, and traffic. 1



Since the Planning Commission meeting, the applicant has advised that the project will not need to utilize City
owned parcels APNs 010-036-05 and 010-542-01, although there may be a later request when the three acre
park is being designed to utilize a portion of 010-036-05.  Note that per the Development Agreement, the park
will be dedicated to the City. 

Applicable Statute, Code, Policy, Rule or Regulation
CCMC 17.09 (Planned Unit Development), CCMC 17.07 (Findings); NRS 278.330 (Tentative Map); NRS 278A
(Planned Development) 

Financial Information
Is there a fiscal impact? No

If yes, account name/number:

Is it currently budgeted? No

Explanation of Fiscal Impact:

Alternatives
1. Modify the recommended conditions of approval for the request. 2. Deny the application. 3. Refer the
application back to the Planning Commission for further consideration.

Attachments:
TPUD-18-010 East Lompa (2.7.19).pdf

Board Action Taken:
Motion: _________________ 1) ________________ Aye/Nay

2) ________________ _________
_________
_________
_________
_________

_________________________________
(Vote Recorded By)
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STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF JANUARY 15, 2019 
 
 
FILE NO:  TPUD-18-010 AGENDA ITEM: E-5 
 
STAFF CONTACT:  Hope Sullivan, AICP,  Planning Manager 
  
AGENDA TITLE: For Possible Action: To consider a request for a tentative planned unit 
development that would create 156 multi-family units consisting of three four-plexes and 18 
eight-plexes as well as 137 single family home lots.  The multifamily development will be on 
land zoned Multi-Family Apartment (MFA), and the single family homes will be on land zoned 
Single Family 6,000 (SF6).  The subject property is east of Interstate 580, west of Airport Road, 
and at the south end of Lompa Lane, APN 010-041-75, 010-036-05, and 010-542-01. (Hope 
Sullivan, hsullivan@carson.org) 
 
STAFF SUMMARY: The applicant is seeking a residential subdivision on a 41.6 acre site that is 
currently vacant.  The north portion of the site is zoned Multi-Family Apartment, the southern 
portion is zoned Single Family 6,000, and a small strip along Airport Road is zoned Public 
Community (PC).  The smallest lot size in the single family development will be 3,373 square 
feet.  Open space, including a 3 acre park, and roads are proposed to be incorporated into the 
development. 
 
PROPOSED MOTION: “I move to recommend to the Board of Supervisors approval of 
Tentative Planned Unit Development TPUD-18-010 based on the ability to make the required 
findings and subject to the conditions of approval as noted in the staff’s report to the Planning 
Commission. 
 
VICINITY MAP: 
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RECOMMENDED CONDITIONS OF APPROVAL 
 
1. The Tentative Planned Unit Development may not be considered by the Board of 

Supervisors until the property owner of APNs 010-036-05 and 010-542-01 has formally 
agreed to inclusion of the land in the TPUD.  

 
2. The approval of the Tentative Planned Unit Development does not include an 

entitlement for the multifamily development.  The detailed multifamily development plan 
will be subject to a Major Project Review to determine compliance with the Specific Plan, 
and all applicable City regulations.  The multifamily development must include the 
connection to Airport Road at Gordonia, and the connection to North Lompa Lane. 
 

3. All terms of the Development Agreement adopted as Ordinance Number 2017-25 apply 
to this development. 

 
The following are general conditions of approval: 
 
The following are conditions of approval required per CCMC 18.02.105.6: 
 
4. All final maps shall be in substantial accord with the approved tentative map. 
 
5. Prior to submittal of any final map, the Development Engineering Department shall 

approve all on-site and off-site improvements.  The applicant shall provide construction 
plans to the Development Engineering Department for all required on-site and off-site 
improvements, prior to any submittals for approval of a final map.  The plan must adhere 
to the recommendations contained in the project soils and geotechnical report. 

 
6. Lots not planned for immediate development shall be left undisturbed and mass grading 

and clearing of natural vegetation shall not be allowed.  Any and all grading shall comply 
with City standards.  A grading permit from the Nevada Division of Environmental 
Protection shall be obtained prior to any grading.  Noncompliance with this provision 
shall cause a cease and desist order to halt all grading work. 

 
7. All lot areas and lot widths shall meet the zoning requirements approved as part of this 

tentative map with the submittal of any final map. 
 
8. With the submittal of any final maps, the applicant shall provide evidence to the Planning 

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

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

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

 
10. Placement of all utilities, including AT&T Cablevision, shall be underground within the 

subdivision.  Any existing overhead facilities shall be relocated prior to the submittal of a 
parcel map or preferably final maps. 
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11. The applicant must sign and return the Notice of Decision for conditions for approval 

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

 
12. Hours of construction will be limited to 7:00 a.m. to 7:00 p.m., Monday through Friday, 

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

 
13. The applicant shall adhere to all City standards and requirements for water and sewer 

systems, grading and drainage, and street improvements. 
 
14. The applicant shall obtain a dust control permit from the Nevada Division of 

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

 
15. A detailed storm drainage analysis, water system analysis, and sewer system analysis 

shall be submitted to the Development Engineering Department prior to approval of a 
final map. 

 
16. Prior to the recordation of the final map for any phase of the project, the improvements 

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

 
17. A "will serve" letter from the water and wastewater utilities shall be provided to the 

Nevada Health Division prior to approval of a final map. 
 
18. The District Attorney shall approve any CC&R's prior to recordation of the first final map. 

 
19. All lot areas and lot widths shall meet the zoning requirements approved as part of this 

planned unit development with the submittal of any final map. 
 
20. The applicant shall preserve as many trees as practicable within the common open 

space areas.  Mature trees damaged by fire and others in poor health shall be removed 
only after approval of the planning and community development department. 

 
21. The homeowners association shall maintain all common open space areas including the 

area devoted to the guest parking. 
 
Specific Conditions to be included in the Design of the Improvement Plans, to be met 
prior to approval of construction permit: 

 
22. As part of the site improvement plans, the applicant shall submit of an open space 
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exhibit demonstrating 12.48 acres and compliance with the Planned Unit Development 
Open Space Requirements stated in CCMC 17.09.100. 

 
23. If the development is phased, construction of North Lompa Lane must be incorporated 

into the first phase of development. 
 
24. Low Impact Design (LID) measures will be required to be implemented as part of the 

development storm drainage system. 
 

25. The Conditional Letter of Map Revision (CLOMR) must be approved by FEMA prior to 
approval of any construction permits.  All improvements associated with the CLOMR 
must be included in the improvement plans. 
 

26. The CC&R’s must clearly state that a Landscape Maintenance Association (LMA),  a 
Home Owners Association (HOA) or similar entity is responsible for maintaining private 
storm drain infrastructure including any mains, basins, and LID infrastructure. 
 

27. Landscaping plans for the construction permit must include site distance triangles 
showing that sight distance is not inhibited. 
 

28. Landscaping plans for the construction permit must show distances to existing and 
proposed water, sewer and storm drain mains to ensure a minimum of 10 foot spacing 
from trees. 
 

29. Street names must be approved by the City Engineer prior to issuance of the site 
improvement permit.   
 

30. The utility plans for the construction permit must indicate precast manholes and bases.  
Cast in place manholes will not be allowed, regardless of depth of new sewer mains.  
Riser depths must meet Carson City Standard Details. 
 

31. A geotechnical report will be required for the subdivision prior to approval of any 
construction permits. 
 

Water and Sewer Comments: 
32. The sewer main easement through the multifamily project must be widened to 35 feet 

due to the depth and size of the main. 
 
33. The existing sewer and water mains must be completely within City right-of-way in the 

single family portions of the project, including where they pass between lots 63 and 64, 
82 and 83, and lots 134 and 135.  Between these lots the right-of-way or City owned 
property must be at least 35 feet wide, centered on the main, due to the size and depth 
of the mains.   

 
34. Parking spaces may not be placed within 10 feet of a water main or sewer main. 
 
35. The sewer main analysis for the site improvement permit(s) must analyze the capacity of 

the main prior to the lift station at the wastewater treatment plant and recommend 
remediation if necessary. Remediation may include pro-rata cost sharing to upgrade the 
lift station.  

 
36. The developer will be required to enter into a developer’s agreement with the City to 
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deepen the sewer main at the corner of N Lompa Ln and Menlo Dr.   
 

37. A water sampling tap is required in a common area near one of the entrances.  The 
sampling tap must be Kupferle Eclipse #88 or approved equal. 

 
38. Per Carson City Development Standards and State Code, reduced pressure principle 

assembly backflow preventers will be required for the water lines to the multifamily site 
at each entry point.  There must be at least two entry points to provide looping.  If a 
separate fire line is utilized a double check valve assembly will be required where the fire 
line enters the property.  These backflow preventers must be above ground in hot boxes, 
and must be located as close to the property line as possible.   

 
39. The existing sewer manholes within the project limits will need to be removed and 

replaced or rehabilitated to the satisfaction of the City.  
 
40. The existing sewer lines within the project limits will need to be assessed and may need 

to be removed and replaced or rehabilitated depending on the condition of the pipe. The 
final determination will be made by the City. 

 
41. Dead end water mains will not be allowed to be constructed during the phased 

construction of the project.  Phasing shall incorporate the looping of water mains to avoid 
water quality issues.    

 
42. The Multi-Family Apartments will be master metered.  Both the 8” and 3” main will be the 

responsibility of the HOA for maintenance unless a different layout is approved.   
 

Transportation Comments: 
43. All streets must have a minimum asphalt thickness of 4 inches or per the geotechnical 

engineer’s recommendations, whichever is thicker. 
 
44. The area over the sewer and storm drain mains between the multifamily project and lots 

10 and 11 must allow for pedestrian connectivity, but not vehicle connectivity. 
 
45. Based on the roundabout benefit analysis and the predicted levels of service in the 

transportation analysis, roundabouts will be required at Desatoya Dr/Airport Rd, at Butti 
Wy/Airport Rd, and at 5th St/Airport Rd. 

 
46. The Cost Participation calculations provided in the traffic study will not apply to this 

project.  The cost of any improvements required for the traffic study will be borne by the 
development. 

 
47. Airport Rd must have “No Parking” signs posted along the frontage of the project on the 

west side of the street only, to allow existing residences to continue to utilize parking.  
Airport Rd must meet the City Standard Detail for an urban collector with bike lanes and 
parking on one side.  Airport Rd must be widened anywhere that the street does not 
meet the minimum width for the number of lanes per the Standard Details. 

 
48. A waiver for CCMC Title 18 Division 12.4 (Access), as discussed in the traffic study, will 

not be granted.  However, the City’s interpretation of this requirement allows for utilizing 
the same street for one of the access points required for the MFH and SFH portions of 
the subdivision.  Driveway 1 can function as an access point for both portions of the 
project, however this access point must be aligned like a typical 4-way intersection with 
A St as one of the legs, the unlabeled street off of N Lompa Ln as one of the legs, and 
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the two entrances to the MFH portion of the project as two of the legs. 
 
49. The drive isles of the MFH project will be a private parking lot and not City right-of-way 

as shown. 
 
50. The minimum recommended left and right turn storage lengths given in Tables 8 and 9 

of the traffic study must be provided with the site improvements for intersection legs 
within the project and along the project frontage.  Storage lengths for the remaining legs 
must be provided if sufficient right-of-way exists. 

 
51. If security gates are utilized on private streets, the gates must be placed to meet the 

minimum recommended queuing storage lengths provided in table 11 of the traffic study, 
not the minimum required queuing storage lengths. 

 
52. The street section shown for N Lompa Ln must be wide enough to include an open 

channel for drainage where necessary in the opinion of the City Engineer.  It is likely that 
a channel will be needed to perpetuate drainage along N Lompa Lane.  In these areas 
the street section must be widened to include the drainage channel.  It should also be 
noted that the existing multi-use path is on City owned property and will not be part of 
the right-of-way in question. 

 
53. Per CCDS, the curve in N Lompa Lane must have a superelevation of 4%.  The site 

improvement plans must include a separate street section detail for this segment of the 
street, and the transition from the standard crown to the superelevation must be 
designed with a smooth transition. 

 
54. Landscaped medians in N Lompa Ln must be maintained by the HOA. 
 
55. A 10’ wide off-street, PCC paved, shared path must be extended from the existing path 

on Airport Rd up to the proposed park, as shown.   
 
56. The pavement section on N Lompa Ln, north of the project, must be widened to meet the 

minimum width for an urban local street with two travel lanes and bike lanes.  This 
section of roadway must also be signed and striped for a bike lane, and signed “No 
Parking”.   

 
Flood and Storm Drain Comments: 
57. The site improvement drainage study must demonstrate the ability of downstream 

drainage facilities to handle increased runoff if detention is not used. 
 

58. A statement must be provided from the Army Corp, as to what mitigation is necessary for 
the small patch of wetlands that is shown in the delineation report, and Army Corp 
approval must be obtained if necessary. 
 

59. The Technical Drainage Study for the site improvement plans must include an analysis 
of proposed culverts and existing downstream culverts to determine sufficient capacity. 
 

60. The Lompa Ranch East Subdivision shall mitigate their impact to the floodplain volume 
by following the Floodplain Management Mitigation plan as presented in the November 
30, 2018 letter from House Moran Consulting, Inc. to Robert D. Fellows, Carson City’s 
Floodplain Manager. 
 

61. Low impact development (LID) practices are required as part of the storm drain design.  

8



TPUD-18-010 
East Lompa 

Planning Commission –January 15, 2019 
Page 7 of 23 

 
 
 

 
 

62. Access must be provided to the basin adjacent to Airport Rd to allow for HOA 
maintenance. 
 

63. Underground storm drain systems that connect to flood conveyance channels shall do 
so completely above the base flood elevation of the channel. 
 

64. A CLOMR must be approved by FEMA prior to approval of any construction permits. 
 

65. The CC&R’s must clearly state that a Landscape Maintenance District (LMD) or a Home 
Owners Association (HOA) is responsible for maintaining private storm drain 
infrastructure including any mains, basins, and LID infrastructure. 

 
Other Comments: 
66. New water, sewer, storm water, and transportation impact reports must be completed for 

the site improvement plans of each phase of the PUD unless the current impact reports 
are deemed sufficient by Carson City Development Engineering.  Note that drainage 
studies shall demonstrate compliance with Floodplain Storage Capacity Protection 
requirements of CCMC 12.09.080 (9) and shall provide emergency flow paths for a one 
hundred (100) year peak storm in accordance with Development Standards. 
 

67. For the site improvement permit(s), the plans and technical reports must meet Carson 
City Development Standards and Standard Details and State Code.  If the PUD is 
constructed in phases, each phase must be able to stand alone in meeting city and state 
standards. 
 

68. USGS shows a historic fault line on the subject parcel.  A final geotechnical investigation 
must be submitted with recommendations for construction methods and any setbacks if 
necessary. 

 
69. The Unified Pathways Master Plan (UPMP) identifies a non-motorized multi-use path 

adjacent to the subject property.  This path has been recently completed by the city on 
the west and south side of the proposed development.  The applicant shall design and 
construct to City standards the following to provide connectivity to the City’s path system 
and neighborhood park.  The applicant shall provide the following:                                                                                                                                                                  
A. Two neighborhood access corridors shall be provided from the proposed 
development to the city’s multi-use path system.  These two corridors shall be 
approximately 30’ wide and have 10’ wide concrete multi-use paths located in them.  A 
non-motorized public access easement or a similar legal instrument will be provided by 
the applicant granting public access in perpetuity for these two corridors.                                                                                                                                                                                        
B. The first access corridor shall be a multi-use path connection from the City’s freeway 
multi-use path to the three acre neighborhood park and connect through the park to the 
Airport Road’s multi-use path and the park’s parking lot.  Keeping the multi-use path in 
the same location, reduce the size of Lot 137 to provide for a 15’ landscape buffer 
between the path’s north edge and the lot’s property line.                                                                                                                                                                                
C. The second access corridor shall connect the City’s Airport Road multi-use path to 
the neighborhood park; it shall extend through the center of the development (along the 
North Lompa Lane extension) connecting to the proposed bus stops and the City’s 
freeway multi-use path.   
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70. The UPMP identifies on-street bike lanes on Airport Road.  Also, bike lanes are identified 

on North Lompa Lane.  As a result, bike lanes shall be included with the development’s 
North Lompa Lane extension.  These bicycle facilities shall be incorporated into the 
development’s design for full street frontage road improvements.   

 
71. UPMP Chapter 7 provides the City’s sidewalk policies and implementation strategies for 

pedestrian connectivity within the development and between the project site and the 
City’s existing sidewalk/path systems. The design for the project’s internal sidewalk 
system, including pedestrian cross walks, connections to the adjacent residential 
neighborhoods, and connections to the city’s non-motorized path system and 
neighborhood park are subject to review and approval by Development Engineering and 
the Parks, Recreation & Open Space Department.   

 
72. The Carson City Parks and Recreation Master Plan; Neighborhood #21 and the 

approved Lompa Ranch North Specific Plan Area, are planning documents that identify 
the requirement for a neighborhood park.  The applicant shall provide the following:                                     
A. Three acres of developable property near the intersection of Butti Way and Airport 
Road for use as a public park.   The park will be constructed and dedicated to the City 
prior to the development of the adjacent residential properties (Lots 130 - 137).                                                                                                                                                              
B. The park property will not include storm water detention basins, flood control facilities, 
or existing wetlands.     
C.  The park’s design will accommodate off-street parking (20-25 stall parking lot) and be 
designed as a dog park.  During the park’s design process, the applicant’s design team 
shall collaborate with the Parks, Recreation & Open Space Department and the Nevada 
Humane Society/Carson City Animal Shelter regarding the dog park’s layout/site 
elements, spearhead the project’s public outreach effort, and present the park’s design 
concepts to the Parks and Recreation Commission and Board of Supervisors for 
consideration.                                                                                                                                                                           
D.  The applicant will provide a 6’ tall site obscuring fence along the park’s property line 
adjacent to the proposed residential lots (Lots 130 - 137).  The fence will be installed as 
a part of the park’s construction and the development’s private Homeowners Association 
will be responsible for fence maintenance, including any graffiti removal.       

 
73. The applicant shall use a pollinator friendly plant material for any landscape open space/ 

common areas within the development.  The Parks, Recreation & Open Space 
Department is willing to provide the applicant with a tree and shrub species list for the 
project.   

 
74. The applicant shall incorporate “best management practices” into their construction 

documents and specifications to reduce the spread of noxious weeds.  The Parks, 
Recreation, and Open Space Department is willing to assist the applicant with this 
aspect of their project. 

 
75. The 60’ road right-of-way dedication for the North Lompa Lane extension cannot include 

City property.  The property was purchased by the Carson City Open Space Division 
using funds from Question 18 (Quality of Life Initiative).  As a result, the property is 
deed-restricted for open space uses only.  Relocate the road alignment to the east and 
provide an additional 15’ in the right-of-way dedication (75’ total) to include an area for a 
storm water drainage facility along the west side of the North Lompa Lane extension. 
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76. All references to a Landscape Maintenance District (LMD) shall be removed from the 

applicant’s report and plan sheets.    
 
Conditions to be Addressed with the Final Map 
 
77. Note number 40 on page C1 must be removed from the plan set. 
 
78. A disclosure stating the following shall be recorded at the time of final map recordation: 

Water quality issues that provide habitat for Mosquitoes: 
Carson City Health and Human Services conducts insect surveillance and treatment 
activity including using a helicopter to apply biological larvacides to where mosquitoes 
begin their life cycle – in the standing bodies of water within the channels located 
nearby. Larvaciding prevents mosquitoes from emerging as adults, from biting 
individuals and from transmitting diseases such as West Nile Virus to people. This is the 
best method to control this insect. 
 

79. The applicant will provide a disclosure at the time of final map to be recorded at the time 
of final map recordation acknowledging the pre-existence of the City’s Corporate Yard, 
Public Dog Park, Waste Water Treatment Plant, Animal Shelter, and Nevada State 
Prison for the entire development.    
 

 
General Conditions of Approval 
 
80. A maintenance plan for all common area shall be created and implemented by the 

Homeowner’s Association or a similar entity.  This plan will seek to eliminate standing 
water that could serve as habitat for insects, and will include removal of vegetation, 
debris and blockages in the low flow channel on an annual basis. 

 
81. Compliance with the design standards of the Specific Plan for single family residential 

development, including fencing standards, landscaping, lighting, architectural elements, 
materials and colors, and massing and form will be reviewed at the time development 
applications for the individual lots are submitted. 

 
LEGAL REQUIREMENTS: CCMC 17.09 (Planned Unit Development); CCMC 17.07 (Findings); 
NRS 278.330 (Tentative Map); NRS 278A (Planned Development) 
 
MASTER PLAN DESIGNATION:  Lompa Ranch North Specific Plan; High Density Residential 
(HDR), and Medium Density Residential (MDR) 
 
ZONING DISTRICT:  Multi-Family Apartment (MFA) and Single Family-6000 square feet (SF6)  
 
KEY ISSUES: Is the Tentative Planned Unit Development consistent with the Specific Plan?  
Does the proposal meet the Tentative Map requirements and other applicable requirements? 
Will the City or public be materially injured by the approval of the associated abandonment? 
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SURROUNDING ZONING AND LAND USE INFORMATION  
NORTH:  Multi-Family Apartments (MFA) / Multi-family Residential Development 
SOUTH:  Agricultural and General Commercial / Vacant  
WEST:     Highway 580  
EAST:     Single Family 6000 (SF6000) / Single Family Residential 
 
ENVIRONMENTAL INFORMATION:  
FLOOD ZONE:  Zone AE  
SLOPE/DRAINAGE:  Generally flat 
SEISMIC ZONE:  Zone I (Severe) Fault Zone on-site 
 
 
SITE DEVELOPMENT INFORMATION:  
SUBJECT SITE AREA:    41.56 Acres  
ZONING: SF6000, MFA, PC 
EXISTING LAND USE:  Vacant Land 
TOTAL RESIDENTIAL LOTS:  137 single family lots  
PROPOSED LOT SIZES:   Minimum Lot Size 3,350 square feet  
PROPOSED SETBACKS: Front: 15 feet 
 Rear: 10 feet 
 Side: 5 feet 
 Street side: 10 feet 
PARKING REQUIRED:  Two spaces per dwelling unit 
PROJECT PHASING: No phasing is proposed 
 
SITE HISTORY: 
MPA-15-162: (March 17, 2016) Adoption of the Lompa Ranch North Specific Plan. 
 
ZMA-15-163: (April 7, 2016) Adoption of a Zoning Map Amendment with an effective date of the 
date of a change of ownership. 
 
BACKGROUND:  
Consistent with Chapter 8 of the Master Plan, Lompa Ranch is one of four areas of the City that 
is subject to a Specific Plan designation.  The Specific Plan designation requires development 
proposals within the area to be reviewed in a comprehensive manner.  The policies contained in 
the specific plan provide a framework for development in the area. 
 
The Lompa Ranch North Specific Plan, which encompasses 251.33 acres, was adopted on 
March 17, 2016.  From a land use perspective, the Specific Plan includes residential areas of 
various densities, as well as commercial areas, areas for park land, and a ten acre area for a 
school and/or a fire station.  The Specific Plan also addresses design standards, Parks, Open 
Space and Trails, Sanitary Sewer, Water Service, Storm Water Management, Utility Services, 
Roadways and Traffic, Fire Protection, Police Protection, and Schools.  The Specific Plan 
includes a phasing plan that addresses storm water and drainage, traffic and roadways, water, 
and sanitary sewer planning for the entire 251 acre area.   
 
The Specific Plan addresses parks, open space, and trail amenities, as well as fire mitigation.  
Per the Specific Plan, these improvements will be constructed by the developer and maintained 
via a homeowner’s association or similar instrument.  The three acre park on the east side of 
Interstate 580 is to be constructed prior to the 250 residential unit east of Interstate 580.  
Conditions regarding milestones to be met prior to completion of construction, including 
submittal of a parks conceptual plan at the time of the 100 residential unit to the east of 
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Interstate 580, are intended to ensure the required improvements do not result in a construction 
delay, but rather are being planned concurrent with other construction activities. 
 
The property is also subject to a development agreement adopted on November 16, 2017.  This 
agreement includes provisions for a $1000 per dwelling unit fee to address impacts to the City 
services, the reservation of a 10 acre school site, a school donation fee of $1000 per dwelling, 
provisions for dedication of land for parks in lieu of the residential construction tax, and 
provisions for park improvements and maintenance. 
 
Proposed Lompa Ranch East consists of 41.6 acres located at the south end of North Lompa 
Lane, bounded to the west by Highway 580, and to the east by Airport Road.  The northern 
portion of the property is zoned Multi-Family Apartment, and the southern portion of the property 
is zoned Single Family 6000.  The proposed planned unit development includes two parcels 
owned by Carson City.  APN 010-036-05 is a .72 acre parcel that runs along Airport Road, and 
APN 010-036-01 is a .13 acre parcel fronting Airport Road.  The City Engineer has authorized 
these parcels to be included in the application for Tentative Map considered by the Planning 
Commission.  However, the Tentative Map may not be considered by the Board of Supervisors 
until formal authorization for inclusion of these parcels in the Tentative Map is obtained. 
 
Access to the site is from North Lompa Lane, with three points of access along Airport Road: 
Gordonia Drive, Desatoya Drive, and a third location on Airport Road.  The proposed three acre 
park will be accessed from Airport Road across from Butti Way.  Based on the traffic analysis 
report, staff is recommending roundabouts at the following intersections: Desatoya Drive/Airport 
Road, Butti Way/Airport Road, and 5th Street/Airport Road. 
 
The applicant proposes 137 single family lots, with the minimum lot size being 3350 square feet.  
Compliance with the design standards of the Specific Plan for single family residential 
development, including fencing standards, landscaping, lighting, architectural elements, 
materials and colors, and massing and form will be reviewed at the time development 
applications for the individual lots are submitted.   
 
As the property is proposed to be developed as a Planned Unit Development, 30 percent open 
space is required.  The applicant proposes 8.8 acres of open space with a 3.1 acre park.  It is 
anticipated that the park will be programmed as a dog park.  The development also includes a 
trail system that will create connectivity between existing City trails as well as connectivity to the 
park.  As part of the site improvement plans, staff recommends submittal of an open space 
exhibit demonstrating 12.48 acres of open space and compliance with the Planned Unit 
Development standards. 
 
The northern portion of the site is proposed to be developed in the Multi-Family Apartment 
zoning as a multi-family development.  Given the lack of specificity related to this development, 
including the absence of detail to determine compliance with Section 2.3 of the Specific Plan, 
which provided development guidelines for the multi-family development, staff recommends that 
the multi-family development NOT receive an entitlement as part of the review of the Tentative 
Planned Unit Development.  It is appropriate that the multi-family development is included in the 
Planned Unit Development so that associated infrastructure impacts can be considered, 
including traffic impacts, utility impacts, and storm water impacts.  The roadway connections 
included as part of the multifamily development, including the connection to North Lompa Road 
to the north, and the connection to Gordonia Drive on the east are important components of the 
transportation plan.  In order to receive an entitlement, the multi-family development will need to 
be considered in a Major Project Review meeting.  After the Major Project Review, the applicant 
may apply for building permits. 
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The subject property is located in the 100 year floodplain.  Per the Specific Plan, a Letter of Map 
Revision must be approved by Carson City and submitted to the Federal Emergency 
Management Agency (FEMA) prior to submittal of the first construction permit.  Prior to any 
construction permit being issued, the development must have a Conditional Letter of Map 
Revision (CLOMR) approved by Carson City and FEMA.  Per the proposed conditions of 
approval, improvements identified in the CLOMR must be included with the improvement plans 
for the subject tentative map, and executed with the same.  Bonding of improvements 
associated with the CLOMR will not be allowed. 
 
PUBLIC COMMENTS:  Public notices were mailed to 364 property owners within 900 feet of 
the subject site pursuant to the provisions of NRS and CCMC for the Tentative Planned Unit 
Development Map application.  As of the completion of this staff report, one letter expressing 
concerns with density and drainage has been received.  Any additional written comments that 
are received after this report is completed will be submitted prior to or at the Planning 
Commission meeting depending upon their submittal date to the Planning Division.  
 
OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: The following comments 
were received from City departments.  Recommendations have been incorporated into the 
recommended conditions of approval, where applicable. 
 
Engineering Division:  
 

The Engineering Division has no preference or objection to the tentative planned unit 
development request.    

 
CONDITIONS OF APPROVAL: 
 
The Engineering Division has reviewed the application within our areas of purview relative to 
adopted standards and practices and to the provisions of CCMC 17.07.005.  The Engineering 
Division offers the following condition of approval: 
 
Water and Sewer Comments: 

• The sewer main easement through the multifamily project must be widened to 35 feet 
due to the depth and size of the main. 

• The existing sewer and water mains must be completely within City right-of-way in the 
single family portions of the project, including where they pass between lots 63 and 64, 
82 and 83, and lots 134 and 135.  Between these lots the right-of-way or City owned 
property must be at least 35 feet wide, centered on the main, due to the size and depth 
of the mains.   

• Parking spaces may not be placed within 10 feet of a water main or sewer main. 
• The sewer main analysis for the site improvement permit(s) must analyze the capacity of 

the main prior to the lift station at the wastewater treatment plant and recommend 
remediation if necessary. Remediation may include pro-rata cost sharing to upgrade the 
lift station.  

• The developer will be required to enter into a developer’s agreement with the City to 
deepen the sewer main at the corner of N Lompa Ln and Menlo Dr.   

• A water sampling tap is required in a common area near one of the entrances.  The 
sampling tap must be Kupferle Eclipse #88 or approved equal. 

• Per CCDS and State Code, reduced pressure principle assembly backflow preventers 
will be required for the water lines to the multifamily site at each entry point.  There must 
be at least two entry points to provide looping.  If a separate fire line is utilized a double 
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check valve assembly will be required where the fire line enters the property.  These 
backflow preventers must be above ground in hot boxes, and must be located as close 
to the property line as possible.   

• The existing sewer manholes within the project limits will need to be removed and 
replaced or rehabilitated to the satisfaction of the City.  

• The existing sewer lines within the project limits will need to be assessed and may need 
to be removed and replaced or rehabilitated depending on the condition of the pipe. The 
final determination will be made by the City. 

• Dead end water mains will not be allowed to be constructed during the phased 
construction of the project.  Phasing shall incorporate the looping of water mains to avoid 
water quality issues.    

• The Multi-Family Apartments will be master metered.  Both the 8” and 3” main will be the 
responsibility of the HOA for maintenance unless a different layout is approved.   

 
Transportation Comments: 

• All streets must have a minimum asphalt thickness of 4 inches or per the geotechnical 
engineer’s recommendations, whichever is thicker. 

• The area over the sewer and storm drain mains between the multifamily project and lots 
10 and 11 must allow for pedestrian connectivity, but not vehicle connectivity. 

• Based on the roundabout benefit analysis and the predicted levels of service in the 
transportation analysis, roundabouts will be required at Desatoya Dr/Airport Rd, at Butti 
Wy/Airport Rd, and at 5th St/Airport Rd. 

• The Cost Participation calculations provided in the traffic study will not apply to this 
project.  The cost of any improvements required for the traffic study will be borne by the 
development. 

• Airport Rd must have “No Parking” signs posted along the frontage of the project on the 
west side of the street only, to allow existing residences to continue to utilize parking.  
Airport Rd must meet the City Standard Detail for an urban collector with bike lanes and 
parking on one side.  Airport Rd must be widened anywhere that the street does not 
meet the minimum width for the number of lanes per the Standard Details. 

• A waiver for CCMC Title 18 Division 12.4 (Access), as discussed in the traffic study, will 
not be granted.  However, the City’s interpretation of this requirement allows for utilizing 
the same street for one of the access points required for the MFH and SFH portions of 
the subdivision.  Driveway 1 can function as an access point for both portions of the 
project, however this access point must be aligned like a typical 4-way intersection with 
A St as one of the legs, the unlabeled street off of N Lompa Ln as one of the legs, and 
the two entrances to the MFH portion of the project as two of the legs. 

• The drive isles of the MFH project will be a private parking lot and not City right-of-way 
as shown. 

• The minimum recommended left and right turn storage lengths given in Tables 8 and 9 
of the traffic study must be provided with the site improvements for intersection legs 
within the project and along the project frontage.  Storage lengths for the remaining legs 
must be provided if sufficient right-of-way exists. 

• If security gates are utilized on private streets, the gates must be placed to meet the 
minimum recommended queuing storage lengths provided in table 11 of the traffic study, 
not the minimum required queuing storage lengths. 

• The street section shown for N Lompa Ln is not wide enough to include an open channel 
for drainage.  It is likely that a channel will be needed to perpetuate drainage along N 
Lompa Lane.  In these areas the street section must be widened to include the drainage 
channel.  It should also be noted that the existing multi-use path is on City owned 
property and will not be part of the right-of-way in question. 

• Per CCDS, the curve in N Lompa Lane must have a superelevation of 4%.  The site 
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improvement plans must include a separate street section detail for this segment of the 
street, and the transition from the standard crown to the superelevation must be 
designed with a smooth transition. 

• Landscaped medians in N Lompa Ln must be maintained by the HOA. 
• A 10’ wide off-street, PCC paved, shared path must be extended from the existing path 

on Airport Rd up to the proposed park, as shown.   
• The pavement section on N Lompa Ln, north of the project, must be widened to meet the 

minimum width for an urban local street with two travel lanes and bike lanes.  This 
section of roadway must also be signed and striped for a bike lane, and signed “No 
Parking”.   

 
Flood and Storm Drain Comments: 

• The site improvement drainage study must demonstrate the ability of downstream 
drainage facilities to handle increased runoff if detention is not used. 

• A statement must be provided from the Army Corp, as to what mitigation is necessary for 
the small patch of wetlands that is shown in the delineation report, and Army Corp 
approval must be obtained if necessary. 

• The Technical Drainage Study for the site improvement plans must include an analysis 
of proposed culverts and existing downstream culverts to determine sufficient capacity. 

• The Lompa Ranch East Subdivision shall mitigate their impact to the floodplain volume 
by following the Floodplain Management Mitigation plan as presented in the November 
30, 2018 letter from House Moran Consulting, Inc. to Robert D. Fellows, Carson City’s 
Floodplain Manager. 

• Low impact development (LID) practices are required as part of the storm drain design.  
• Access must be provided to the basin adjacent to Airport Rd to allow for HOA 

maintenance. 
• Underground storm drain systems that connect to flood conveyance channels shall do 

so completely above the base flood elevation of the channel. 
• A conditional Letter of Map Revision (CLOMR) must be approved by FEMA prior to 

approval of any construction permits. 
• The CC&R’s must clearly state that a Landscape Maintenance District (LMD) or a Home 

Owners Association (HOA) is responsible for maintaining private storm drain 
infrastructure including any mains, basins, and LID infrastructure. 

 
Other Comments: 

• New water, sewer, storm water, and transportation impact reports must be completed for 
the site improvement plans of each phase of the PUD unless the current impact reports 
are deemed sufficient by Carson City Development Engineering.  Note that drainage 
studies shall demonstrate compliance with Floodplain Storage Capacity Protection 
requirements of CCMC 12.09.080 (9) and shall provide emergency flow paths for a one 
hundred (100) year peak storm in accordance with Development Standards. 

• For the site improvement permit(s), the plans and technical reports must meet Carson 
City Development Standards and Standard Details and State Code.  If the PUD is 
constructed in phases, each phase must be able to stand alone in meeting city and state 
standards. 

• USGS shows a historic fault line on the subject parcel.  A final geotechnical investigation 
must be submitted with recommendations for construction methods and any setbacks if 
necessary. 
 

These comments are based on the tentative map plans and reports submitted.  All applicable 
code requirements will apply whether mentioned in this letter or not. 
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Parks and Recreation 
 
1. The Unified Pathways Master Plan (UPMP) identifies a non-motorized multi-use path 

adjacent to the subject property.  This path has been recently completed by the city on 
the west and south side of the proposed development.  The applicant shall design and 
construct to City standards the following to provide connectivity to the City’s path system 
and neighborhood park.  The applicant shall provide the following:                                                                                                                                                                  
A. Two neighborhood access corridors shall be provided from the proposed 
development to the city’s multi-use path system.  These two corridors shall be 
approximately 30’ wide and have 10’ wide concrete multi-use paths located in them.  A 
non-motorized public access easement or a similar legal instrument will be provided by 
the applicant granting public access in perpetuity for these two corridors.                                                                                                                                                                                        
B. The first access corridor shall be a multi-use path connection from the City’s freeway 
multi-use path to the three acre neighborhood park and connect through the park to the 
Airport Road’s multi-use path and the park’s parking lot.  Keeping the multi-use path in 
the same location, reduce the size of Lot 137 to provide for a 15’ landscape buffer 
between the path’s north edge and the lot’s property line.                                                                                                                                                                                
C. The second access corridor shall connect the City’s Airport Road multi-use path to 
the neighborhood park; it shall extend through the center of the development (along the 
North Lompa Lane extension) connecting to the proposed bus stops and the City’s 
freeway multi-use path.   

 
2. The UPMP identifies on-street bike lanes on Airport Road.  Also, bike lanes are identified 

on North Lompa Lane.  As a result, bike lanes shall be included with the development’s 
North Lompa Lane extension.  These bicycle facilities shall be incorporated into the 
development’s design for full street frontage road improvements.   

 
3. UPMP Chapter 7 provides the City’s sidewalk policies and implementation strategies for 

pedestrian connectivity within the development and between the project site and the 
City’s existing sidewalk/path systems. The design for the project’s internal sidewalk 
system, including pedestrian cross walks, connections to the adjacent residential 
neighborhoods, and connections to the city’s non-motorized path system and 
neighborhood park are subject to review and approval by Development Engineering and 
the Parks, Recreation & Open Space Department.   

 
4. The Carson City Parks and Recreation Master Plan; Neighborhood #21 and the 

approved Lompa Ranch North Specific Plan Area, are planning documents that identify 
the requirement for a neighborhood park.  The applicant shall provide the following:                                                                                                                                                           
A. Three acres of developable property near the intersection of Butti Way and Airport 
Road for use as a public park.   The park will be constructed and dedicated to the City 
prior to the development of the adjacent residential properties (Lots 130 - 137).                                                                                                                                                                                       
B. The park property will not include storm water detention basins, flood control facilities, 
or existing wetlands.    
C.  The park’s design will accommodate off-street parking (20-25 stall parking lot) and be 
designed as a dog park.  During the park’s design process, the applicant’s design team 
shall collaborate with the Parks, Recreation & Open Space Department and the Nevada 
Humane Society/Carson City Animal Shelter regarding the dog park’s layout/site 
elements, spearhead the project’s public outreach effort, and present the park’s design 
concepts to the Parks and Recreation Commission and Board of Supervisors for 
consideration.                                                                                                                                                                           
D.  The applicant will provide a 6’ tall site obscuring fence along the park’s property line 
adjacent to the proposed residential lots (Lots 130 - 137).  The fence will be installed as 
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a part of the park’s construction and the development’s private Home Owners 
Association will be responsible for fence maintenance, including any graffiti removal.       

 
5. The applicant will provide a disclosure at the time of final map to be recorded at the time 

of final map recordation acknowledging the pre-existence of the City’s Corporate Yard, 
Public Dog Park, Waste Water Treatment Plant, Animal Shelter, and Nevada State 
Prison for the entire development.    

 
6.. The applicant shall use a pollinator friendly plant material for any landscape open space/ 

common areas within the development.  The Parks, Recreation & Open Space 
Department is willing to provide the applicant with a tree and shrub species list for the 
project.   

 
6. The applicant shall incorporate “best management practices” into their construction 

documents and specifications to reduce the spread of noxious weeds.  The Parks, 
Recreation, and Open Space Department is willing to assist the applicant with this 
aspect of their project. 

 
7. The 60’ road right-of-way dedication for the North Lompa Lane extension cannot include 

City property.  The property was purchased by the Carson City Open Space Division 
using funds from Question 18 (Quality of Life Initiative).  As a result, the property is 
deed-restricted for open space uses only.  Relocate the road alignment to the east and 
provide an additional 15’ in the right-of-way dedication (75’ total) to include an area for a 
storm water drainage facility along the west side of the North Lompa Lane extension. 
 

8. All references to a Landscape Maintenance District (LMD) shall be removed from the 
applicant’s report and plan sheets.    

 
Building Division: No comments. 
 
Fire Department:   
 
1. Project must comply with the currently adopted edition of the International Fire Code and 

northern Nevada fire code amendments. 
 
Health Department:  
 
1. Note number 40 on page C1 of the plan set must be removed from the plan set. 
 
2. A disclosure stating the following shall be recorded at the time of final map recordation: 
Water quality issues that provide habitat for Mosquitoes: 
 
Carson City Health and Human Services conducts insect surveillance and treatment activity 
including using a helicopter to apply biological larvacides to where mosquitoes begin their life 
cycle – in the standing bodies of water within the channels located nearby. Larvaciding prevents 
mosquitoes from emerging as adults, from biting individuals and from transmitting diseases 
such as West Nile Virus to people. This is the best method to control this insect. 
 
3. A maintenance plan for all common area shall be created and implemented by the 

Homeowner’s Association or a similar entity.  This plan will seek to eliminate standing 
water that could serve as habitat for insects, and will include removal of vegetation, 
debris and blockages in the low flow channel on an annual basis. 
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Assessor’s Department 
 
4. Street names must be proposed at the time of site improvement permit, and approved by 

the City Engineer prior to site improvement approval. 
 
 
TENTATIVE PLANNED UNIT DEVELOPMENT 
 
DISCUSSION: 
Per Section 17.09.005 of the CCMC, the purpose of the Planned Unit Development (PUD) is to 
encourage more efficient use of the land and of public and private services in Carson City; to 
reflect the changes in technology of land development so the resulting economies benefit 
Carson City, and to preserve or provide open space, protect natural, cultural and scenic 
resources, minimize road building and encourage stable, cohesive neighborhoods offering a mix 
of housing types.  The PUD allows for flexibility of land development regulations, while 
controlling development in the best interests of the ecology, economy, public health, safety, 
morals, and general welfare of the citizens.  
 
In general, a Planned Unit Development (PUD) is similar to an overlay zone.  The allowable 
uses are limited to those uses allowed in the underlying zoning district, and may be further 
limited.  The allowable density is limited to the density allowed in the underlying zoning per the 
provisions of CCMC Section 17.09.025.  The dimensional criteria, including lots sizes and 
setback, can be modified in a PUD to something less restrictive than the underlying zoning 
would require.  The general concept is that the balance of the land can be used as open space 
and recreational amenities.  Per the provisions of CCMC Section 17.09.100, 30 percent of the 
gross area of the site must be set aside for open space.  The “zoning ordinance” for the PUD is 
housed in the PUD Development Standards Handbook. 
 
The applicant is not seeking to modify any allowable land use, and proposes to utilize the 
Lompa Ranch North Specific Plan to dictate design standards related to architecture, 
landscaping, trails, buffering, and parks.  The applicant is seeking to vary from the dimensional 
criteria, specifically requesting the following dimensional criteria. 
 
 Minimum Lot Size: 3350 square feet 
 Front Setback:  15 feet 
 Rear Setback:  10 feet 
 Interior Side Setback: 5 feet 
 Street Side Setback: 10 feet 
 
 
Per the provisions of CCMC Section 17.09.045, the Planning Commission reviews requests for 
TPUDs, and makes a recommendation to the Board of Supervisors based on the ability to make 
the findings of fact identified in CCMC Section 17.07 in the affirmative. 
 
 
Development Requirements of a Planned Unit Development (PUD) 
 
Timing of Development (CCMC 17.09.020) 
The applicant has not proposed a specific phasing plan.  Per the provisions of CCMC Section 
17.09.020, the construction and development of all approved amenities, including open space 
and support facilities shall occur no later than the construction or development of 25 percent of 
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the dwelling units.  Twenty five percent will be determined at the time the multifamily 
development receives its entitlement.  Staff would note that the conceptual plan for the park 
must be completed prior to the Certificate of Occupancy for the 100th dwelling unit, and the park 
construction and acceptance must be complete by the 250th dwelling unit.  Also, the 
construction on North Lompa Road must be completed with whichever portion of the 
development occurs first. 
 
Density of Land (CCMC 17.09.025) 
CCMC 17.09.025 identifies the maximum density allowed based on the underlying zoning 
classification.  Utilizing the applicable formula, the Single Family 6000 zoning district may have 
8 units per acre.  The applicant is proposing 137 single family residential lots on 25.5 acres, 
thus realizing a density of 5.48 units per acre. 
 
Specific Design Standards (CCMC 17.09.095) 
The minimum site area for a PUD may not be less than five acres.  The subject property is 41.6 
acres. 
 
The minimum number of units in the PUD shall not be less than five dwelling units.  The 
applicant proposes 137 single family residential lots plus a multi-family development.   
 
The code does not dictate a lot area, width, height, size or setback requirements for the single 
family 6000 zoning district. 
 
Except fences, no structure may be located within 20 feet of the periphery boundary of the PUD.  
This will be enforced in the development review process.   
 
The height of buildings in a PUD is as allowed in the underlying zoning district.   
 
Parking standards are required as articulated in Division 2 of the Development Standards.  Each 
home is required to provide two on-site parking spaces.   
 
Sidewalks are required on all public and private streets.  Each street has either a sidewalk, or 
the existing multi-use path serves as a sidewalk.   
 
Underground utilities (water, sewer, gas, electricity, telephone, cable television) shall be 
required in all PUDs, prior to any street paving.  Staff recommends that this be made a condition 
of approval.  
 
Landscaping is required to meet the City’s standards.  A preliminary landscaping plan has been 
submitted.  A detailed landscape plan demonstrating compliance with the provisions of Division 
3 of the Development Standards and CCMC 17.09 shall be required a part of the improvement 
plans. 
 
Bike paths consistent with the Unified Pathways Plan are required.  The applicant has proposed 
various pathways to create connectivity with existing and proposed paths, as well as to create 
connectivity with the 3 acre park, consistent with the Unified Pathways Plan.   
 
Drainage on the internal private and public streets shall be as required by the Development 
Engineering Department.  The Engineering Department has recommended a condition of 
approval requiring a full technical drainage study.  Engineering has also recommended a 
condition of approval that all common space drainage, storm drains and basins are to be 
privately maintained by the Homeowner’s Association.   
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Fire hydrants shall be provided and installed as required by the Fire Department.  This will be 
enforced at the time of construction plan.   
 
Open Space (CCMC 17.09.100) 
All PUDs shall set aside a minimum of 30 percent of the gross area of the site for open space.  
Therefore, 12.48 acres must be retained as open space.  Open space in residential PUDs shall 
not include sidewalks adjacent to streets, or areas in front or side setbacks with a dimension of 
less than 20 feet. Open space may include clubhouses and pools.  No more than 25 percent of 
the open space may be private, meaning used exclusively for the use of the occupants such as 
a backyard or a patio.  To ensure compliance with this requirement, the staff recommends that 
an open space exhibit be submitted at the time of site improvement permit.   
 
The developer shall provide for and establish an organization for ownership and maintenance 
for any and all common open space and other common property consistent with the 
requirements of CCMC 17.09.105.  
 
FINDINGS 
Per CCMC Section 17.07.005 (Findings) and Section 17.09.050 (Approval or Denial of 
Application), the approval or denial of a PUD shall be based on the specific findings outlined 
below. Staff will first address the findings outlined in Section 17.07.005, followed by the findings 
outlined in Section 17.09.050. 
 
Section 17.07.005 (Findings): 
 
1. Environmental and health laws and regulations concerning water and air 

pollution, the disposal of solid waste, facilities to supply water, community or 
public sewage disposal and, where applicable, individual systems for sewage 
disposal. 

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

 
2. The availability of water which meets applicable health standards and is sufficient 

in quantity for the reasonably foreseeable needs of the subdivision. 
 

Water supplied to the development will meet applicable health standards. Carson City’s 
water supply will not be exceeded by final approval of this development. 

 
3. The availability and accessibility of utilities. 
 
 All utilities are available in the area to serve this development. 
 
4. The availability and accessibility of public services such as schools, police 

protection, transportation, recreation and parks. 
 

The project is located within an existing neighborhood that is served by existing schools, 
sheriff protection, transportation facilities and parks. The proposed subdivision will not 
overburden police protection.  As part of the area Specific Plan, parks and recreation 
facilities are required to be constructed and dedicated to the City so as to meet 
increased demands.  Provided the conditions of approval, specifically those associated 
with roadway improvements, are met, the transportation system will be adequate.  The 
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subject planned unit development is subject to a development agreement addressing the 
timing of construction and maintenance of parks, open space, and trails in Lompa 
Ranch.  The development agreement also speaks to a monetary donation to the school 
district and to the City.  The Lompa Ranch Specific Plan includes a ten acre land 
reservation for a school to meet future enrollment needs.   

 
5. Access to public lands.  Any proposed subdivision that is adjacent to public lands 

shall incorporate public access to those lands or provide an acceptable 
alternative. 

 
The proposed planned unit development proposes a trail network to provide access to 
other public trails and the proposed 3 acre park.   

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

Plan. 
 

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

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

Subject to compliance with the proposed conditions of approval, the proposed 
subdivision conforms to the City’s master plan for streets.  Note that the extension of 
North Lompa Lane is necessary to make this finding. 

 
8. The effect of the proposed subdivision on existing public streets and the need for 

new streets or highways to serve the subdivision. 
 
 The proposed planned unit development includes an extension of North Lompa Lane 

from where it ends to the north of the subject property to Airport Road.  This is consistent 
with the City’s Functional Classification plan.  Additionally, to ensure the functionality of 
existing roads, as discussed in the project traffic impact study, three roundabouts are 
incorporated on Airport Road to maintain safety and functionality of the roadway system 
servicing this project. 

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

slope and soil. 
 
 Except as conditioned through the proposed conditions of approval, the physical 

characteristics of the site currently do preclude the development as proposed.  Per the 
specific plan, prior to the first construction permit, the development must have a CLOMR 
approved by Carson City and FEMA.  The improvements associated with the approved 
CLOMR, per the proposed conditions of approval, must be constructed with the 
improvement plans associated with the subject project.   

 
 There is a fault on the subject property.  The geotechnical engineer must analyze the 

fault to determine what design requirements must be incorporated into the development. 
 
 There is a wetland area on the site.  The applicant must consult to the Army Corp of 

Engineers to determine what the appropriate treatment or mitigation of the wetland area 
would be acceptable. 
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10. The recommendations and comments of those entities reviewing the subdivision 

request pursuant to NRS 278.330 thru 278.348, inclusive. 
 

The proposed tentative map has been routed to the Nevada Department of 
Environmental Protection and the Nevada Division of Water Resources.  Will Serve 
letters from Carson City Public Works and a final mylar map of the proposed project be 
presented to the State Engineer for approval and signed through his office prior to 
development.   

 
11. The availability and accessibility of fire protection including, but not limited to, the 

availability and accessibility of water and services for the prevention and 
containment of fires including fires in wild lands. 

 
As noted in the Specific Plan, the development of Lompa Ranch will negatively impact 
the Fire Department’s level of service.  As part of the development agreement, a 
payment to address impact on City services will be made at the time of building permit.  
It will be up to the Board of Supervisors how to allocate that revenue.   

 
12. Recreation and trail easements. 
 

The Lompa Ranch Specific Plan specifically addresses Parks, Open Space, and Trails.  
The trail system is required to conform with the standards and policies of the Unified 
Pathways Master Plan.  The Parks and Recreation staff has reviewed the tentative map 
for compliance with the requirements of the Specific Plan and finds, subject to the 
incorporation of the conditions of approval, the proposed tentative map will be in 
compliance. 
 
The Specific Plan includes a requirement for the completion and dedication of a three 
acre park at the time of the 250 dwelling unit on the east side of Interstate 580.  The 
Specific Plan also obligates a homeowners association or a landscape maintenance 
association be formed for purposes of maintaining landscaped areas, open space, trails, 
and parks and recreation facilities.  The development agreement includes various 
milestones to ensure progress is being made on the park planning so as to avoid 
disrupting development of the site.   
 
Per the terms of the development agreement, the residential construction tax will not be 
required as the land will be dedicated and improved for a park and other recreational 
amenities.   

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

the Planned Unit Development ordinance. 
 
The proposed plan is consistent with the statement of objectives of the Planned Unit 
Development ordinance. The proposed Lompa Ranch East project has been designed to 
meet all requirements of the Planned Unit Development Ordinance, and will provide 
beneficial recreational amenities and transportation linkages, while being designed to be 
sensitive to neighboring uses. 
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2. The extent to which the plan departs from zoning and Planned Unit Development 

regulations otherwise applicable to the property, including but not limited to 
density, size and use, and the reasons such departures are or are not deemed to 
be in the public interest. 

 
The proposed plan does not depart from the PUD regulations.  Within the parameters of 
the PUD regulations, the applicant is proposing to utilize a lot size and setbacks that are 
smaller than that required in the underlying zoning district.  The result is 30 percent open 
space with both private and public recreational amenities.  The departure from the base 
zoning regulations is in the public interest. 

 
3. The purpose, location and amount of the open space in the Planned Unit 

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

 
 The purpose, location and amount of open space in the PUD is appropriate for the 

project, and consistent with the requirements.  The open space will include a 3 acre park 
as well as a trail system.  The maintenance responsibility will be assigned to a HOA or 
similar entity.  

 
4. A physical design of the plan and in the manner in which such design does or 

does not make adequate provision for public services, provide adequate control 
over vehicular traffic, parking requirements, and further the amenities of light and 
air, recreation and visual enjoyment. 

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

 
5. The relationship, beneficial or adverse, of the proposed Planned Unit 

Development to the neighborhood in which it is proposed to be established. 
 

The proposed PUD is an infill project that will provide a collector in extending North 
Lompa Lane, thus improving circulation.  The PUD will provide pathways and a 
neighborhood park that will be beneficial to the neighborhood.   
 

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

 
 The applicant has not provided a phasing plan.  Staff has recommended a condition of 

approval that the extension of North Lompa Lane must occur with the first site 
improvement permit.  Additionally, per the development agreement, the park must be 
constructed an accepted at the 250 residential unit certificate of occupancy.   With 
incorporation of the conditions of approval, staff finds that the interest of the public and 
the residents of the Planned Unit Development will be benefitted. 
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Attachments 
 Lompa Ranch East TPUD Updated December 28, 2018 
 Email Dated January 3, 2019 from Marianne Greeson 
 Plan Set of TPUD-18-010 
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Planning Department

From: Planning Department
Sent: Thursday, January 03, 2019 4:54 PM
To: Hope Sullivan
Subject: FW: tentative planned unit development

 
 

From: Marianna Greeson [mailto:greesond@att.net]  
Sent: Thursday, January 03, 2019 4:44 PM 
To: Planning Department 
Subject: tentative planned unit development 
 
This message originated outside of Carson City's email system. Use caution if this message contains 
attachments, links, or requests for information. 

 

In regards to the development proposed between I580, Airport Rd and Lompa Lane. 
 
I understand we need more housing in the area. But a potential 1100 persons in that space? 
293 units in an area  about the size of the neighborhood just across the street and I counted about 100 homes on 
google map in that neighborhood. (Airport Rd. east to Siskiyou and north/south several streets.) 
 
There is the developed wetland area in close proximity to the proposed development. What is to become of 
that?  No extra  "open space" around that for our wildlife (birds of prey, waterfowl, turtles, coyote, even deer 
and an occasional bear) that use the water? (a 3 acre park in the middle of the area?) 
 
What about insurance needed for the homes there? Isn't it a floodplain? Aren't they going to need "flood" 
insurance? ..FEMA insurance / more development in susceptible areas. 
 
Sound walls?? The noise has increased from the new freeway into our neighborhood on the east side of Airport 
Road considerably since it opened. I can only imagine how noisy it will be for those folks! 
 
Regards, 
Marianna Greeson 
3183 Florentine Dr. 
Carson City, Nv 
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Planning Department

From: Joedy <madmaxwolf1969@gmail.com>
Sent: Monday, January 14, 2019 10:46 PM
To: Planning Department
Subject: File No. TPUD-18-010

This message originated outside of Carson City's email system. Use caution if this message contains 
attachments, links, or requests for information. 

 

14JAN2019

Re: File No. TPUD-18-010 

For Your Consideration: 

    I live at 971 Airport Road and received your letter about the planned development 

that would be built between Airport Road and Highway 395. I do not support this plan 

as I have numerous issues with this plan. 

    The first part is the safety of this plan. The Lompa Ranch is part of the flood plain 

per FEMA’s maps. Based off the plan, this land would need to be filled in and leveled 

to make connections to water, sewer, and Airport Road feasible. As such, the flood 

plain would be affected possibly making floods more likely and damages from flooding 

more expensive. Currently, my house is in a 1 in a 1000 year flood plain and I don’t 

know how this plan would alter that. I also do not know how the planning commission 

plans on mitigating this issue. Associated with this is the butterfly habitat connected 

with the Lompa Ranch wetlands that is noted in some of the area maps I have viewed. 

Has this been addressed? 
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    The second is the safety of the children in this area with the increased traffic on 

Airport. I read the estimate of an increase of 2755 cars per day upon completion of the 

project. The children who live here now and those in the proposed housing project, I 

think, would be in danger by the added traffic in the area. Particularly during the school 

year. Kids transiting to Empire Elementary and Eagle Valley Middle School would have 

to cross Airport Road creating traffic versus pedestrian issues on Airport, especially in 

the morning.  

    The third safety issue is the fact that the Lompa Ranch is part of the migration path 

of coyotes. Again, there is a danger to the new residents and their pets due to 

predatory wild life. The additional food source of added trash is another draw for them. 

Currently, the coyotes tend to stay in the field.  

    The fourth safety issue deals with the fireworks from Mills park. Aren’t these 

launched with the Lompa Ranch as the “landing area”? And if so, where are these 

fireworks going to be pointed when there are homes here? Also has the fire district and 

Sheriff’s department weighed in on increased service needs for the new housing? 

    Something else to consider is the noise from the high school during outdoor games. 

I can hear the loudspeakers from my front yard easily enough now with the bypass in 

use, sometimes till 10pm. I hear some traffic noise from the bypass as well. What are 

those new homes going to have to do to deal with the noise from the high school and 

the bypass as they will be much closer? Associated with the noise would be the light 

contamination. Where I am at, it’s not much of a problem from night games but if you 

live closer to the high school?  69
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    Another issue is the water supply. Do we have enough water for all these new 

homes? Not to mention the use of water in the initial construction of the properties? I 

also saw that a park is planned. More water, yes? I get notices now and then of 

switching wells in the municipal supply due to low levels in the current well. I cannot 

imagine this would get any better with more homes in the area. This also leads me to 

sewer usage. Is there enough availability in the sewage plant for all these proposed 

homes? Will we need another plant or additional plant expansion to accommodate the 

increase need? When would that be addressed? 

    Then I saw in the proposed plan another elementary school is planned for the area 

as well. Has this school bond been approved by the voters? What about the fact that 

the new school will be within a mile of an existing school. I know that Empire 

Elementary is pretty full now, and another school would alleviate that but what about 

the other schools in town. Are they at capacity, versus building another school within a 

mile of Empire Elementary School? Then there is the increase to Eagle Valley Middle 

School. A few years ago, when my son attended, they seemed to be at capacity if not a 

little over. Is there anything in the plan to address this? As there are only 2 middle 

schools in town I would think they are both at capacity. As mentioned earlier, there is a 

planned park for the new development. There is currently a park next to Empire 

Elementary as well.  

    The next issue I have with this project is the impact on property values. What are the 

expected impacts on those of us property owners on valuation when a multi-unit 

project goes in? Will my value drop or, at the very least, be maintained? And if my 70
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property value decreases, what does the Commission plan to do about that? Will they 

compensate me for the difference in prices? 

    When I purchased my house in 2002 I knew about the high school issues, the 

bypass going in, the sewer plant nearby, and the other easements. This project was 

nowhere on this list. 

    Finally, will I loose my scenic views of the mountain range to the west? 

I hope that you rethink this project with some of my concerns in mind. Or at least 

address my issues to this proposed project. I wish I could be there in person. Thank 

you for your time. 

 

Joedy Ussery 

971 Airport Rd. 
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