Agenda ltem No: 20.A

STAFF REPORT

Report To: Board of Supervisors Meeting Date: April 4, 2019
Staff Contact: Heather Ferris, Associate Planner
Agenda Title: For Possible Action: Discussion and possible action regarding an appeal of the Planning

Commission’s decision to approve a Special Use Permit (SUP-18-181) for an extended
stay (maximum 180 days) RV park on property zoned Tourist Commercial (TC), located at
1400 Old Hot Springs Road, APN 008-123-40. (Heather Ferris, hferris@carson.org)

Staff Summary: The Planning Commission approved (4-2, 1 vacant) a Special Use Permit
on January 30, 2019, for an extended stay RV park with 277 spaces. Amenities would
include a clubhouse, general store, bocce ball courts, restrooms, showers, laundry
facilities, pet area, walking trails, barbeque areas, and open space. Up to 30-day stays are
allowed by right in RV parks within the Tourist Commercial zoning district, but stays of
more than 30 days, up to a maximum of 180 days, require review and approval of a Special
Use Permit. An appeal of the Planning Commission’s decision was made by a nearby
property owner. The Board of Supervisors may deny the appeal and uphold the Planning
Commission’s approval, modify the conditions of the Planning Commission’s approval, or
approve the appeal and deny the Special Use Permit.

Agenda Action:  Formal Action / Motion Time Requested: 60 Minutes

Proposed Motion
I move to deny the appeal and uphold the Planning Commission’s approval of SUP-18-181.

Board's Strategic Goal
Economic Development

Previous Action
January 30, 2019: The Planning Commission approved the Special Use Permit with conditions by a vote of 4-2,
1 vacant.

February 8, 2019: The Community Development Department received an appeal request from neighboring
property owner.

Background/lssues & Analysis

The Planning Commission has the authority to make final decisions on all Special Use Permits. The Planning
Commission’s decision may be appealed to the Board of Supervisors. The subject Special Use Permit
application was approved, with conditions, by the Planning Commission and subsequently appealed by a
nearby property owner who participated in the Special Use Permit hearing.

Per Carson City Municipal Code (CCMC) 18.02.060.4.c.3 the appeal is limited to those aspects of the decision
that are raised in the appeal letter. No other aspects of the appealed decision can be heard. Below are the two
issues raised in the appeal letter followed by staff’s response to the issues cited.



1) “The appellant and others would like to acknowledge that comments may be relegated as biased
because of the tendency by some professionals and developers to recognize such comments as simply
neighborhood opposition, or Not in My Backyard (NIMBY) efforts to disparage. We sincerely feel that when
understood collectively and without bias, the evidence is overwhelming and compelling that an RV Park
development at the referenced site is not a well-conceived development and is fraught with inherent risks from
the developer’s perspective and from the community’s perspective.”

2) “The appellant and others are concerned that the 180-day extended stay as identified will result in
violations of code to the extent that the high density RV Park will effectively become a permanent residence for
some occupants.”

Staff Response: An RV Park with stays of 30 days or less is a primary permitted use in the Tourist
Commercial zone district. A Special Use Permit is only required in the event the applicant wishes to offer
extended stays (more than 30 days, up to a maximum of 180 days) to their guests. Therefore, the Planning
Commission’s approach to the review of this project was to evaluate the difference in the impact of the 30 day
stays versus the extended stays. When considering issues such as traffic, noise, privacy for neighboring
residents, etc. there is no additional impact of an extended stay RV Park beyond the impacts that would be
realized with stays of 30 days or less.

The design of the resort includes a 100 foot wide buffer along the west side of the project between the existing
residences and the closest RV spaces. Additionally, buffers along the north and east of the project boundary
exceed the required 20 foot setback. Privacy will be provided to the neighbors to the west with a privacy fence
or wall along the shared property line combined with vegetative screening; and lower impact uses are proposed
between the western privacy fence and the nearest RV space. These uses include landscaping and a
proposed RV storage area. Conditions have also been incorporated to ensure that the buffers and fence/wall
are in place with Phase 1 of the project.

Refer to the attached appeal letter and the January 30, 2019 staff report to the Planning Commission for more
information regarding the appeal and the Special Use Permit application.

Please note that this matter was originally scheduled to be heard at the March 21, 2019 Board of Supervisors
meeting. Due to a noticing error, the matter was removed from that agenda and rescheduled to the April 4,
2019 meeting.

Applicable Statute, Code, Policy, Rule or Regulation
CCMC 18.002.080 (Special Use Permits); CCMC 18.04.140 (Tourist Commercial); CCMC 18.09.050
(Recreational vehicle park requirements; and CCMC 18.02.060 (Appeals)

Financial Information
Is there a fiscal impact? No

If yes, account name/number:

Is it currently budgeted? No

Explanation of Fiscal Impact:

Alternatives

1. If the Board of Supervisors finds the Planning Commission erred in making the required findings for

approval of the Special Use Permit, approve the appeal and deny the Special Use Permit noting which finding
cannot be made.



2. If the Board of Supervisors finds that a modification to the conditions of approval is required to make the
required findings for approval of the Special Use Permit, modify the conditions of approval, as appropriate.

Attachments:
1 Appeal letter SUP-18-181.pdf

2 Letter-appellants rep SUP-18-181.pdf

3 NOD SUP-18-181.pdf

4 01-30-2019 Minutes (PC for BOS).pdf

5E.1SUP-18-181reduced.pdf

6 LATE MATERIAL- SUP-18-181 (Frederick Public Comment on RV resort).pdf
7 LATE MATERIAL--SUP-18-181.pdf

8 LATE MATERIAL--SUP-18-184 (Margaret Robinson Letter).pdf

Board Action Taken:

Motion: 1) Aye/Nay
2)

(Vote Recorded By)


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/327798/1_Appeal_letter_SUP-18-181.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/327799/2_Letter-appellants_rep_SUP-18-181.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/327800/3_NOD_SUP-18-181.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/327801/4_01-30-2019_Minutes__PC_for_BOS_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/327802/5_E.1_SUP-18-181_reduced.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/327803/6_LATE_MATERIAL-_SUP-18-181__Frederick_Public_Comment_on_RV_resort_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/327804/7_LATE_MATERIAL--SUP-18-181.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/327805/8_LATE_MATERIAL--SUP-18-184__Margaret_Robinson_Letter_.pdf

Memorandum Request for Appeal

Date: Friday, February 8, 2019

To: Carson City, Nevada Board of Supervisors and the Planning Commission
From: Tammy Lubich, Mark Way, Carson City, Nevada

Re: File # SUP-18-181 from the January 30, 2019 Planning Commission Hearing - Community Center -
851 E. William Street, Carson City, Nevada

* Special Use Permit - Allows extended stays in the proposed RV Park for up to 180-days
o Owner/Applicant: Roger Shaheen
o Agent Rep: RCI Engineering

* The appellant and-others would like to acknowledge- that comments may be relegated -as biased
because of the tendency by some professionals and developers to recognize such comments as simply
neighborhood opposition, or Not in My Backyard (NIMBY) efforts to disparage. We sincerely feel that
when understood collectively and without bias, the evidence is overwhelming and compelling that an RV
Park development at the referenced site is not a well-conceived development and is fraught with
inherent risks from the devefoper’s perspective and from the community’s perspective.

» The appellant and others are concerned that the 180-day extended stay as identified will result in
violations of code to the exient that the high density RV Park will effectively become a permanent
residence for some occupants.
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to the Board of Supervisors on their next regularly schedufed public meeting.

Tammy Lubich

RECEIVE
FEB 08 2019

CARSON CITY
PLANNING DIVISICY




RECEIVED
Febr. 19, 2019 FEB 21 2019
R
Carson City Board of Supervisors P&Nﬁ%’gﬂ;ﬁgn

201 N. Carson Street
Carson City, NV 89701

Re: Appeal of SUP-18-181 (Sierra Skies RV)
Supervisors:
My name is Tammy Lubich and | am appealing SUP-18-181 (Sierra Skies RV).

First my apologies for not being able to be at the March 21, 2019 meeting in
person.

This letter is an acknowledgement that Phil Ware and/or Heather Wiese has my
permission to representing me during the Board of Supervisors meeting on March
21, 2019 and they have the authority to speak on my behalf and in my place.

| agree to be bound by any statement made by representatives, Phil Ware and or
Heather Wiese. | understand that should the Board have questions and Phil Ware
and or Heather Wiese are not able to answer the questions, the hearing will not be
delayed or postposed.

Sincerely,

Tammy L. Lubich
1001 Mark Way
Carson City, NV 89706 __12

775-721-6138
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Notice of Decision
February 5, 2019
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The applicant shall incorporate “Best Management Practices” into the project’s
construction documents and specifications to reduce the spread of noxious weeds.

The applicant shall submit a copy of the Notice of Decision and conditions of approval,
signed by the applicant and owner, with any site improvement permit or building permit
application.

The applicant shall submit, with the site improvement permit, a water main analysis that
analyzes receiving water from both pressure zones and provides an estimated pressure at
the highest point of use.

The applicant shall submit, with the site improvement permit, a geotechnical investigation
report with construction recommendations in native soil and in areas where fill has been
deposited.

The applicant shall install a six foot tall sight obscuring fence or wall, in conjunction with
vegetative screening, along the western property line to provide privacy to adjacent
properties. A six foot tall chain link fence shall be installed along the northern property
line, adjacent to the City’s park property. All fencing shall be installed with Phase 1 of the
project.

The applicant shall provide the manufacturer's specification detail pages showing the
exterior light fixtures with the building permit application. Exterior lighting shall be
consistent with the lighting plan submitted and approved with this Special Use Permit. Any
changes to the lighting plan or type of fixtures used will require review and approval by the
Planning Division. Exterior lighting must be directed downward, not outward or upward.
The maximum height for all structures in this development is two stories, but in no instance
greater than 26 feet.

The building permit must include a trash enclosure which meets the requirements of
Development Standards Division 1.2.6. Location and design of trash enclosures must
meet the requirements of CCMC 18.09.100.

In order to mitigate potential for an increase in bird population on-site and the possibility of
bird strikes, the applicant shall develop a refuse storage and disposal plan. The plan shall
be reviewed and approved by the Airport Manager prior to the issuance of any building
permit.

Access on to Holly Way shall be limited to emergency access only. Access shall be
limited by a gate or other means to allow only for emergency ingress/egress. Holly Way
shall not be used for construction traffic.

Construction times are limited to 7:00 am to 7:00 pm, Monday through Friday and 7:00 am
to 5:00 pm Saturday and Sunday.

The applicant shall provide a landscaping plan with building permit submissions which
shall be reviewed, approved and installed in compliance with Development Standards
Division 3 Landscaping.

Landscaping for the perimeter buffer shall be of plant material identified in the University of
Nevada Cooperative Extension’s publication--Choosing the Right Plants for Northern
Nevada’s High Fire Hazard Areas. Final plant material selection must be reviewed and
approved by the Community Development Department, Carson City Fire Department, and
the Parks, Recreation & Open Space Department. Landscape maintenance and any
required plan material replacement necessary to maintain the landscape buffer will be the
responsibility of the property owner into perpetuity. The plant material and landscape
buffer shall be irrigated with an automatic drip irrigation system.

The applicant shall use pollinator friendly plant material for any landscaped areas within
the development. A tree and shrub species list can be obtained from the Parks,
Recreation & Open Space Department.

Group fire pits must be liquefied petroleum gas or natural gas and have a timer to turn it
off. No wood fuel is allowed.
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The maintenance yard, included in Phase 2 shall be screened using a six foot tall site
obscuring fence such as a solid wood fence or chain link fence with slats.

Prior to issuance of any building permit, the applicant shall file with the Federal Aviation
Administration (FAA) a form 7460-1, providing the FAA with notice and opportunity for
review of construction near the airport. The Form 7460-1 can be found at this link
https://ceaaa.faa.gov/oeaaal/external/portal.jsp.

Prior to issuance of any building permits, the applicant shall execute and record an
avigation and noise easement granting the Carson City Airport and Airport Authority the
right of overflight in the airspace above and in the vicinity of the subject property and
recognizing the right to create noise or other effects associated with the lawful operation of
aircraft in such airspace. The applicant shall coordinate with the Airport Authority
regarding the specific language in the document.

Prior to issuance of the Certificate of Occupancy for Phase 1 of the project, the applicant
shall install signage notifying guests of the resort’s proximity to the airport and advising of
potential for low flying aircraft and associated noise. The applicant shall coordinate with
the Airport Authority regarding the specific language on the signs as well as the location of
the signs.

lowing applies e site throughout the life of the project:

Maintenance of the fences and vegetative screening shall be the responsibility of the
property owr  in perpetuity.

The Parks, Recreation & Open Space Department will not be responsible for the
maintenance of any landscaping or open space areas required as part of this Special Use
Permit.

The on-site RV storage area is approved for temporary use by guests of the RV resort and
shall not be utilized as a personal storage facility for the general public.

The owner or manager shall require all RV park guests, as a condition of staying in the
park, to be notified of the airport and associated noise. The guest shall be required to sign
an acknowledgement of the resort’s proximity to the Carson City Airport and recognize the
right of the airport to create noise or other effects associated with the lawful operation of
the aircraft in the vicinity.

The owner or operator shall be responsible for compliance with CCMC 4.08 Room Rental
Tax.

This decision was made on a vote of 4 ayes, 2 nays, 0 absent.

Plénning Manéger

HS:Ir

Emailed on: __

oy
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PLEASE SiGN AND RETURN THIS NOTICE OF DECISION WITHIN
TEN DAYS OF RECEIPT

This is {0 acknowledge that | have read and will comply with the Condtitions of Approval as approved

PLEASE PRINT YOUR NAME

RETURN VIA:

Email to: Ireseck@carson.otg

Fax to: (775) 887-2278

Mail to:Carson City Planning Division

108 E. Proctor 8t.
Carson City, NV 89701



DRAFT MINUTES
Regular Meeting
Carson City Planning Commission
Monday, January 30, 2018 @ 5:00 PM
Community Center Sierra Room
851 East William Street, Carson City, Nevada

Commission Members

Chair — Mark Sattler Commissioner — Charles Borders, Jr.
Commissioner — Alex Dawers Commissioner — Teri Preston
Commissioner — Hope Tingle Commissioner — Jay Wiggins

Staff

Lee Plemel, Community Development Director
Hope Sullivan, Planning Manager

Todd Reese, Deputy District Attorney

Steven Pottéy, Engineering Project Manager
Tamar Warren, Deputy Clerk

NOTE: A recording of these proceedings, the board’s agenda materials, and any written comments or
documentation provided to the recording secretary during the meeting are public record. These materials are on
file in the Clerk-Recorder’s Office, and are available for review during regular business hours.

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

Please note that this audio recording does not have any time stamps because it was recorded on different
equipment, and in a different room.

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

Chairperson Sattler called the meeting to order at 5:03 p.m. Roll was called. A quorum was present.
Chairperson Sattler and Vice Chair Monroy were absent. Commissioner Borders led the Pledge of Allegiance.

Attendee Name Status Arrived
Chairperson Mark Sattler Present
Commissioner Charles Borders, Jr. Present
Commissioner Alex Dawers Present
Commissioner Teri Preston Present
Commissioner Hope Tingle Present
Commissioner Jay Wiggins Present

B. PUBLIC COMMENTS

Chairperson Sattler entertained public comments; however, none were forthcoming.

C. POSSIBLE ACTION ON APPROVAL OF MINUTES - JANUARY 15, 2019.
There were no minutes for approval.

D. MODIFICATION OF AGENDA

There were no modifications to the agenda.

Page 1
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Draft Minutes Carson City Planning Commission January 30, 2019

Mr. Plemel apologized for the “tight quarters” in the Bonanza Room as the technical equipment in the Sierra
Room was being renovated.

E. PUBLIC HEARING MATTERS

E.1 SUP-18-181- FOR POSSIBLE ACTION: TO CONSIDER A REQUEST FOR A SPECIAL
USE PERMIT TO ALLOW A 180-DAY EXTENDED STAY RV RESORT WITH UP TO 277 RV
SPACES ON PROPERTY ZONED TOURIST COMMERCIAL. THE SUBJECT PROPERTY IS
LOCATED AT 1400 OLD HOT SPRINGS ROAD, APN 008-123-40.

Chairperson Sattler introduced the item. Ms. Ferris introduced the property and presented the agenda materials
which are incorporated into the record. She also recommended approval based on making the seven findings of
fact. Commissioner Dawers inquired about having a fence taller than six feet and Ms. Ferris noted that it could be
requested by the Commission; however a building permit would be required. Chairperson Sattler clarified that
this item had appeared before this Commission in 2016 when he, along with Commissioner Borders were on the
Planning Commission. Commission Wiggins inquired about state law versus the local laws and Ms. Ferris
explained that the project was considered a mobile home park by the State and regulated as such; however, the
City considered it a recreational vehicle (RV) resort, adding that the applicant must comply with both City and
State regulations. She also noted that the Special Use Permit was being addressed because of the extended 180-
day stay request.

Applicant representative Rachel Kryder of Resource Concepts introduced herself and noted her agreement with
the 31 conditions of approval. She also addressed the concerns of the nearby neighbors, both the residents and the
Carson City Airport, stating that they are not proposing lighting on the west side boundary near the residences,
and that they would observe “quiet hours” from 9 p.m. to 7 a.m. Ms. Kryder explained that they were offering
full hookups instead of “septic dumping stations” and addressed the privacy screening issue which would consist
of a six-foot fence, in addition to a “living fence” which would in time grow higher than six feet. She also
acknowledged awareness of FAA maximum height regulations and indicated that all traffic to the park would be
on Old Hot Springs Road and none would go through the residential areas; however, an emergency access would
be provided to the Carson City Fire Department. Ms. Kryder explained that the applicant planned to develop a
high-end RV resort with low density, relative to other parks.

In response to a question by Chairperson Sattler, Ms. Kryder explained that showers and restrooms will be
available during the first phase of construction, “per the RV code”. She also noted that the Airport was
represented during the Major Plan Review; therefore, aware of the lighting plans. Commissioner Tingle
expressed concern about accessing Old Hot Springs Road from the freeway because the left turns did not have
traffic signals. She was also concerned about the daily water usage and wished it addressed. Ms. Kryder
explained that they had looked into the water and sewer usage and that their estimate had been “on the high side”,
adding that they would review their current estimate which was based on 100 percent occupancy. She also noted
that per the enclosed traffic letter, “[traffic] falls below what necessitates a full traffic study”, and expected peak
times not to align with nearby office traffic windows. Mr. Plemel noted that water usage would be discussed
during the Growth Management discussion further down in the agenda, adding that Growth Management approval
was required for water usage of over 15,000 gallons per day. Mr. Pottéy gave the expected sewer usage
breakdown at the resort, the fire flow delivery requirements, and discussed the projected domestic water usage
and noted that based on the Master Plan designation, the water usage at the resort would be 0.4 percent of the
maximum daily demand.

Page 2
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Draft Minutes Carson City Planning Commission January 30, 2019

Commissioner Dawers reiterated his request for a fence higher than 6 feet and Ms. Kryder indicated that the
landscaping for the dense screen would be costly, citing other mitigating factors as well such as a drainage
channel on the other side of the proposed fence. Commissioner Borders inquired about the ‘marketing logic”
behind the 180-day stay, and believed it would be a “trailer park” and not a “high end RV resort”. Ms. Kryder did
not believe that the 180-day stay would be the norm, but wished to give guests the flexibility of staying longer
than 30 days. Ms. Ferris clarified that the Commission could request a 90-day stay instead of 180 days and she
informed Chairperson Sattler that room tax will not be collect for any stay over 28 days. Commissioner Tingle
was concerned about the privacy for Mark Way residents and about the impact of the resort on the wildlife. Mr.
Plemel clarified that the findings are consistent with the zoning of the property and Chairperson Sattler explained
that had the applicant decided to provide 30-day stays for guests “they wouldn’t even be here” and Commissioner
Dawers was informed that the Special Use Permit request was for the extended 180-day stay. Commissioner
Borders received confirmation that there was a trash/maintenance area, and that the trash would be collected by
resort employees daily to have one pickup area to reduce noise, and Chairperson Sattler was in favor of that since
the Airport had been concerned about the presence of birds due to trash.

Commissioner Preston noted that the developer was very responsible, adding that there was a true need in the area
for an RV resort and relayed her personal experience when visiting the area in her RV. She also believed that a
six-foot fence with a setback of high vegetation would suffice as a screen. Discussion ensued regarding the
Tourist Commercial zoning and Commissioner Wiggins inquired about other RV resorts in the area that offered
180-day stay and he was informed that most guests would most likely vacate the property after 30 days and return
for another stay. He also wished to know whether the fence requirements would have changed for a “packed”
resort with a 30-day stay and Ms. Ferris explained that the plans would “largely stay the same”. Ms. Kryder
clarified for Commissioner Dawers that the plan was to have a six-foot fence, a four or five-foot buffer, then
vegetation as an added screen; however, he was not in favor of the proposal as he believed people could walk
between the fence and the plants. Further discussion ensued regarding fencing and Commissioner Tingle was
concerned with ATV activity on nearby dirt roads and near the fence. Chairperson Sattler entertained Public
Comments.

PUBLIC COMMENT

Carson City Airport Authority Chairperson Linda Law introduced herself and explained that they were not
“enamored with” the 180-day stay; however she expressed concern about having an RV resort at the end of a
flyway. She also noted that due to the recent Lands Bill amendment the Airport had received a safety area north
of this parcel; however she reiterated her requests of not having any lights “facing into the air” and for providing
advance notice to the guests regarding the Airport.

Christopher Simmons inquired about the taxes and Ms. Ferris Clarified that the previous discussion had been a
room tax like any other hotel stay.

Dan Mrvos introduced himself as an Arrowhead Drive resident and stated his concern for the 180-day stay
enforcement, because he feared that some people may stay permanently and turn the resort into “a trailer park”,
especially if the resort is unsuccessful. Mr. Mrvos also questioned “why storage is being granted and we are
throwing up a definition of no storage” and suggested considering line of sight issues pertaining to the area homes
with multiple elevations when considering the fence.

Page 3
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Chairperson Sattler explained that no response will be given during public comments; however, the issues will be
addressed after all comments are heard.

Doug Hus introduced himself and stated that he was not a Carson City resident; however, he owned an RV and
had stayed in many RV parks such as ones in Virginia City, Reno, and Sparks. Mr. Hus believed “it’s really not
even possible for an RV park to survive without extended stays” and spoke of the economic impact brought by the
resort and cited his own experience of spending $1,200 in rent and $2,500 in dining, gas, and other expenses in
two months. He also believed that RV enthusiasts conserve water and that they would use “substantially less”
than the projected usage. Mr. Hus pointed out the growth of the RV industry among millennials and baby-
boomers and suggested attracting their “tourist dollars”. He did not think that anyone spending over $15 million
on an RV park would let it deteriorate.

Tammy Lubich introduced herself as “one of the neighbors to the west” and a Mark Way resident. Ms. Lubich
stated that she was opposed to the park, especially the 180-day stay and noted that they were not notified when the
zoning change took place. She also cited an airplane crash on the property which now would house propane
tanks. Ms. Lubich wished to see the stay limited to 30 days and believed that anyone wishing to stay for six
months should purchase a home and live in Carson City.

There were no additional comments; therefore, Chairperson Sattler closed the public comments portion of the
hearing and entertained Commissioner comments and responses to the public comments.

Mr. Plemel explained that enforcement has been done in the past by looking into the parks’ records; however, no
“routine program” existed, and that enforcement officers handled complaints. He also believed that recreational
vehicle storage was permitted in a Tourist Commercial district and was specifically listed in the Special Use
Permit. Ms. Kryder explained that they had not done “a specific line of sight analysis” regarding the vegetation;
however, she believed that the grading on the west side of the property would address both the drainage and the
fence, adding that the area to the east of the property, a higher plateau area, would not have significant grading
changes; however, “in conjunction with the landscape”, there would be “less visibility”. Discussion ensued
regarding adjacent properties and Commissioner Dawers wished to hear from the residents. One resident who did
not identify herself was concerned with the drainage and possible overflows. In response to a question regarding
enforcement, Mr. Plemel indicated that non-compliance would generally lead to a citation, adding that Special
Use Permit violations would be escalated to the Planning Commission for a decision.

Chairperson Sattler inquired about RV size limits and Ms. Ferris clarified that “as long as it meets the definition
of an RV” the vehicles would be allowed by the City; however, she believed that resort operators may have their
own size guidelines and Mr. Plemel stated that regulations were clear on not allowing manufactured homes. In
response to two questions by Commissioner Preston, Mr. Plemel clarified that no review period was specified in
the conditions of approval and noted that the Commission must add a condition of approval in order to address
line of sight issues in the future. Commissioner Borders reminded the commissioners that “length of stay” was
the only item agendized for discussion; however, Commissioner Dawers believed that the Special Use Permit
could be utilized to maintain [area residents’] quality of life and the property, adding “we can manipulate all these
conditions, I mean everyone here is right, but I think we can certainly leverage to help homeowners to say let’s
readdress it in two years in terms of are they sticking to their 180-day limit?. Let’s approve it and to the condition
of [readdressing it] like we did with the asphalt guy.” Discussion ensued and Chairperson Sattler explained that
there was limited use for the property due to its proximity to the airport and it being “at the end of a runway, and
they don’t have to be here if it’s 30 days [of stay]”. Commissioner Dawers wished to go on record by stating that
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if the only thing the Commission was voting on was the 180-day stay, “there wouldn’t be any of these conditions”
and believed that the Commission had every right and a responsibility to the community. Commissioner Borders
inquired whether the Commission was amenable to limiting the stay to 60 days. Discussion ensued and
Chairperson Sattler and Commissioner Dawers did not see an issue with the 180-day stay. Chairperson Sattler
entertained additional discussion and when none was forthcoming, a motion.

MOTION: I move to approve SUP-18-181, based on the findings and subject to the conditions of approval
contained in the staff report.

RESULT: APPROVED (4-2-0)

MOVER: Preston

SECONDER: Sattler

AYES: Sattler, Dawers, Preston, Wiggins
NAYS: Borders, Tingle
ABSTENTIONS: None

ABSENT: None

Commissioner Borders clarified his vote by stating that he could not make finding number one.

Mr. Plemel explained that this was the final decision on Special Use Permits; however, an appeal could be
submitted to the Planning Division within 10 days. Chairperson Sattler clarified that the appeal would be heard
by the Board of Supervisors.

F. RECESS AS THE PLANNING COMMISSION

Page 5
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STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF January 30, 2019
FILE NO: SUP-18-181 AGENDA ITEM: E.1
STAFF CONTACT: Heather Ferris, Associate Planner
AGENDA TITLE: For Possible Action: To consider a request for a Special Use Permit to allow a
180-day extended stay RV resort with up to 277 RV Spaces on property zoned Tourist

Commercial. The subject property is located at 1400 Old Hot Springs Road, APN 008-123-40.
(Heather Ferris, hferris@carson.org)

STAFF SUMMARY: The applicant is requesting approval of an extended stay RV resort with
277 spaces. Amenities would include a clubhouse, general store, bocce ball courts, restrooms,
showers, laundry facilities, pet area, walking trails, barbeque areas, and open space. RV resorts

in the Tourist Commercial zoning district, which allow for up to a 180 day stay, require approval
of a Special Use Permit.

RECOMMENDED MOTION: | move to approve SUP-18-181, based on the findings and subject
to the conditions of approval contained in the staff report.

VICINITY MAP:

Project Site

RECOMMENDED CONDITIONS OF APPROVAL.:

1. The applicant must sign and return the Notice of Decision for conditions of approval
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SUP-18-181

Sierra Skies RV Resort
January 30, 2019
Planning Commission
Page 2

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

This Special Use Permit is approved only if the Growth Management application, GM-18-
190, is approved by the Growth Management Commission.

All development shall be substantially in accordance with the development plans
approved with this application, except as otherwise modified by these conditions of
approval.

All on- and off-site improvements, as well as the ongoing operation of the recreational
vehicle park, shall conform to City standards and requirements, including but not limited
to CCMC 18.09 (attached).

The use for which this permit is approved shall commence within 12 months of the date of
final approval. A single, one year extension of time may be requested in writing to the
Planning Division thirty days prior to the one year expiration date. Should this permit not
be initiated (obtain a Building Permit) within one year and no extension granted, the
permit shall become null and void.

The following shall be submitted with any site improvement permit or building permit
application:

6.

10.

11.

12.

Prior to issuance of any site improvement permit or building permit, the applicant at his
expense shall have the subject property’s northern property line surveyed. The applicant
shall install an orange construction fence to prevent any construction related activities
from occurring on the adjacent City property. The applicant shall maintain the integrity of
the fence until the project’s construction is completed or until the six foot chain link fence
has been permanently installed along this property line.

There shall be no construction activities, access routes, material storage, or contractor
related parking on the adjacent City property.

The applicant shall incorporate “Best Management Practices” into the project’s
construction documents and specifications to reduce the spread of noxious weeds.

The applicant shall submit a copy of the Notice of Decision and conditions of approval,
signed by the applicant and owner, with any site improvement permit or building permit
application.

The applicant shall submit, with the site improvement permit, a water main analysis that
analyzes receiving water from both pressure zones and provides an estimated pressure
at the highest point of use.

The applicant shall submit, with the site improvement permit, a geotechnical investigation
report with construction recommendations in native soil and in areas where fill has been
deposited.

The applicant shall install a six foot tall sight obscuring fence or wall, in conjunction with
vegetative screening, along the western property line to provide privacy to adjacent
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properties. A six foot tall chain link fence shall be installed along the northern property
line, adjacent to the City’s park property. All fencing shall be installed with Phase 1 of the
project.

The applicant shall provide the manufacturer's specification detail pages showing the
exterior light fixtures with the building permit application. Exterior lighting shall be
consistent with the lighting plan submitted and approved with this Special Use Permit.
Any changes to the lighting plan or type of fixtures used will require review and approval
by the Planning Division. Exterior lighting must be directed downward, not outward or
upward.

The maximum height for all structures in this development is two stories, but in no
instance greater than 26 feet.

The building permit must include a trash enclosure which meets the requirements of
Development Standards Division 1.2.6. Location and design of trash enclosures must
meet the requirements of CCMC 18.09.100.

In order to mitigate potential for an increase in bird population on-site and the possibility
of bird strikes, the applicant shall develop a refuse storage and disposal plan. The plan
shall be reviewed and approved by the Airport Manager prior to the issuance of any
building permit.

Access on to Holly Way shall be limited to emergency access only. Access shall be
limited by a gate or other means to allow only for emergency ingress/egress. Holly Way
shall not be used for construction traffic.

Construction times are limited to 7:00 am to 7:00 pm, Monday through Friday and 7:00
am to 5:00 pm Saturday and Sunday.

The applicant shall provide a landscaping plan with building permit submissions which
shall be reviewed, approved and installed in compliance with Development Standards
Division 3 Landscaping.

Landscaping for the perimeter buffer shall be of plant material identified in the University
of Nevada Cooperative Extension’s publication--Choosing the Right Plants for Northern
Nevada’s High Fire Hazard Areas. Final plant material selection must be reviewed and
approved by the Community Development Department, Carson City Fire Department,
and the Parks, Recreation & Open Space Department. Landscape maintenance and any
required plan material replacement necessary to maintain the landscape buffer will be the
responsibility of the property owner into perpetuity. The plant material and landscape
buffer shall be irrigated with an automatic drip irrigation system.

The applicant shall use pollinator friendly plant material for any landscaped areas within
the development. A tree and shrub species list can be obtained from the Parks,
Recreation & Open Space Department.

Group fire pits must be liquefied petroleum gas or natural gas and have a timer to turn it
off. No wood fuel is allowed.

The maintenance yard, included in Phase 2 shall be screened using a six foot tall site
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obscuring fence such as a solid wood fence or chain link fence with slats.

24. Prior to issuance of any building permit, the applicant shall file with the Federal Aviation
Administration (FAA) a form 7460-1, providing the FAA with notice and opportunity for
review of construction near the airport. The Form 7460-1 can be found at this
link https://oeaaa.faa.gov/oeaaa/external/portal.jsp.

25. Prior to issuance of any building permits, the applicant shall execute and record an
avigation and noise easement granting the Carson City Airport and Airport Authority the
right of overflight in the airspace above and in the vicinity of the subject property and
recognizing the right to create noise or other effects associated with the lawful operation
of aircraft in such airspace. The applicant shall coordinate with the Airport Authority
regarding the specific language in the document.

26. Prior to issuance of the Certificate of Occupancy for Phase 1 of the project, the applicant
shall install signage notifying guests of the resort’s proximity to the airport and advising of
potential for low flying aircraft and associated noise. The applicant shall coordinate with
the Airport Authority regarding the specific language on the signs as well as the location
of the signs.

The following applies to the site throughout the life of the project:

27. Maintenance of the fences and vegetative screening shall be the responsibility of the
property owner in perpetuity.

28. The Parks, Recreation & Open Space Department will not be responsible for the
maintenance of any landscaping or open space areas required as part of this Special Use
Permit.

29. The on-site RV storage area is approved for temporary use by guests of the RV resort
and shall not be utilized as a personal storage facility for the general public.

30. The owner or manager shall require all RV park guests, as a condition of staying in the
park, to be notified of the airport and associated noise. The guest shall be required to
sign an acknowledgement of the resort's proximity to the Carson City Airport and
recognize the right of the airport to create noise or other effects associated with the lawful
operation of the aircraft in the vicinity.

31. The owner or operator shall be responsible for compliance with CCMC 4.08 Room Rental
Tax.

LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), CCMC 18.04.140 Tourist
Commercial (TC)

MASTER PLAN DESIGNATION: Community/Regional Commercial (CC)
ZONING DISTRICT: Tourist Commercial (TC)
KEY ISSUES: Will the proposed development of the RV park resort for extended stay of up to

180 days be compatible with the surrounding neighborhood, as well as Tourist Commercial
uses? Will the project be in keeping with the standards of the Carson City Municipal Code?
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SURROUNDING ZONING AND LAND USE INFORMATION:

NORTH: Public Regional (PR)/vacant*

EAST: Public Community (PC)/vacant

WEST: Single Family 1 Acre (SF1A)/residential

SOUTH: Tourist Commercial (TC)/Carson Hot Springs resort and vacant

ENVIRONMENTAL INFORMATION:

FLOOD ZONE: X and X shaded

EARTHQUAKE FAULT: beyond 500 feet

SLOPE/DRAINAGE: From northeast corner to the southwest corner.

SITE DEVELOPMENT INFORMATION:

LOT SIZE: 38.6 acres

STRUCTURE SIZE: 6,180 sf clubhouse; 1,300 sf general store; 1,400 sf caretaker’s residence;
800 sf fitness center; 1,600 sf restrooms and laundry; three restroom and shower buildings at
530 sf (1,590 sf total)

PARKING: 333 total; 277 spaces (one at each RV space) plus 56 additional spaces throughout
the resort.

VARIANCES REQUESTED: None

PREVIOUS REVIEWS:
U-94/95-37: Special Use Permit for a Beauty Salon in a Tourist Commercial Zoning District
approved by the Planning Commission April 25, 1995.

MPR-16-028: Major Project Review for recreational vehicle park proposal completed April 5,
2016.

LLA-16-047: Lot Line Adjustment completed June 30, 2016 giving the subject parcel direct
access to Old Hot Springs Road.

SUP-16-160: Special Use Permit for and RV Resort with a maximum stay of 180 days approved
by the Planning Commission on November 30, 2016.

GM-16-161: Growth Management Application to allow daily water usage of approximately
59,700 gallons per day approved by the Growth Management Commission on
November 30, 2016.

MISC-16-194: Appeal of the Planning Commission’s approval of SUP-16-160. Prior to the
February 2, 2017 Board of Supervisors meeting the applicant withdrew SUP-16-

160.

MPR-18-044: Major Project Review for recreational vehicle park proposal completed March 20,
2018.

DISCUSSION:

The applicant is requesting approval of a Special Use Permit for an RV resort, with 277 RV
spaces and amenities with a maximum stay of 180 days. Pursuant to Carson City Municipal
Code (CCMC) 18.04.140, a Recreational Vehicle (RV) park is an allowed use in the Tourist
Commercial (TC) zoning district with a maximum stay of 30 days, subject to completing a Major
Project Review. Additionally, all requirements of CCMC 18.09.050 RV Park Requirements must
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be met. RV Parks with maximum stays of 180 days require review and approval of a Special
Use Permit.

The RV resort will include full water, sewer, and electric service for each space. Walking paths
and open space are included throughout the development. A total of 333 parking spaces are
provided. This includes one parking space at each RV space as well as 56 additional spaces
throughout the resort. The applicant is proposing development of the resort in three phases.
Each phase will include the construction of the necessary infrastructure as well as the following
phase specific improvements:

e Phase 1: check-in building, manager’'s residence, laundry facilities, restrooms, and

general store along with 127 RV spaces;
e Phase 2: 79 RV spaces and shower/bathroom buildings;
e Phase 3: 71 RV spaces, shower and restroom facilities, clubhouse, and fitness center.

CCMC 18.090, Recreational Vehicle Parks, outlines the regulations that RV parks must be
constructed and operated under. CCMC 18.09.050- Recreational vehicle park requirements,
outlines the specific requirements required for the development of an RV Park. A summary of
how the proposed development meets these standards is outlined below:

18.09.050 - Recreational vehicle park requirements.

The standards provided in this section are intended to encourage proper recreational vehicle
park development by providing sufficient open space and complementary uses under conditions
which assure protection of the character of the district in which the recreational vehicle park is
located. Each recreational vehicle park constructed and operated under the provisions of this
chapter must provide for the following in the manner herein specified:

1. All recreational vehicle parks must be developed in accordance with the existing codes,
requirements and standards of development services, environmental health and fire
departments.

The developer has applied for a Special Use Permit and staff has reviewed the
application for compliance with existing codes, requirements and standards of
development services, environmental health and fire departments. As conditioned,
the proposed RV Park will meet this requirement.

2. The standards of development for any locations, width, course, and servicing of public and
private streets and highways, alleys, ways for public service facilities, curbs, gutters, street
lighting, parks or playgrounds, storm water drainage, water supply and distribution, sanitary
sewers and sewage collection for recreational vehicle parks must be in accordance with
those standards adopted by Carson City.

The developer has applied for a Special Use Permit and staff has reviewed the
application for compliance with all applicable standards related to infrastructure
such as streets, curbs, gutters, lighting, parks, etc. As conditioned, the proposed
RV Park will meet this requirement.

3. Recreational vehicle parks must be located on a well-drained site, properly graded in
accordance with city standards.

A Conceptual Drainage Study was prepared as part of this application. Storm water
runoff for the project is designed to route drainage water to onsite detention areas

20



SUP-18-181

Sierra Skies RV Resort
January 30, 2019
Planning Commission
Page 7

throughout the site. Off-site runoff entering the site will be routed similarly to the
current condition and storm water discharge will not increase in peak flow or
velocity from the existing condition. All grading will be required to be done in
accordance with City standards.

Recreational vehicle parks must not be developed within the floodway of an A flood zone
as indicated on Flood Insurance Rate Map (FIRM).

The project site is located outside of any floodway designation. The site is primarily
in the X unshaded flood zone (minimal; less than 0.2 percent annual chance flood)
with a small portion at the entrance from Old Hot Springs Road being in the X
shaded flood zone (moderate; 0.2 percent annual chance flood).

One (1) vehicle or one (1) recreational vehicle shall be permitted per recreational vehicle
park space unless designated as a multiple recreational vehicle park space.

As proposed each RV space will provide for parking for 1 recreational vehicle and
one car/truck. An additional 56 parking spaces are provided throughout the resort.
The applicant is also proposing a gravel RV storage area on the western side of the
property for short term storage of RV’s for resort guests.

Accessory uses within recreational vehicle parks that are permitted are as follows:
a. Recreational Vehicle Park Recreation Buildings and Recreational Vehicle Park
Commercial Buildings. Commercial buildings shall be limited to the following uses:

(1) Grocery store;

(2) Laundry room;

(3) Other uses not listed in this chapter which, in the opinion of the planning
commission, are in keeping with the purpose of the recreational vehicle park
facilities.

b. Management offices, one (1) single family dwelling or one (1) mobilehome used for living
quarters by the operators or manager of the park.

The developer is proposing to provide several amenities for resort guests. These
include walking paths and open space, restroom facilities, laundry facilities, check-in
office/general store, clubhouse, bocce ball courts, and barbeque areas. Additionally,
there will be an on-site manager’s residence.

Property development standards are:
a. Maximum building height: Two (2) stories but no greater than twenty-six feet (26').

The application includes conceptual building elevations but does not specify a
building height; however, the applicant acknowledges that the buildings will not
exceed the 26 foot height limit. Staff has also included a condition of approval
requiring the construction and operation of the facility to be consistent with CCMC
18.09 to ensure standards such as this are met upon submittal of the building permit.

b. Minimum net area per recreational vehicle space: One thousand (1,000) square feet.
As designed each RV space includes an area of 1,025 square feet of pavers for RV

parking and a small patio. There is landscaping proposed on either side of the
pavers and paved parking for a vehicle in front of the spaces. The entire square
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footage dedicated to a single back in RV space is approximately 2,368 square feet,
with the pull through spaces being slightly larger.

c.Multiple recreational vehicle spaces shall be allowed to have a maximum of three (3)
vehicles or three (3) recreational vehicles with a net minimum area of one thousand five
hundred (1,500) square feet for the placement of each vehicle. Each vehicle space will be
counted toward the maximum number of spaces per acre.

The plans included with the application do not include any multiple RV spaces.

d. Minimum setback of any building or recreational vehicle park space from any public
street right-of-way line or exterior boundary line: twenty feet (20').

All buildings and RV spaces are a minimum of 20 feet from any public street or
exterior boundary line. The proposed setbacks to the nearest RV space and building
are as follows:

Eastern Property Line- 35+ feet
Northern Property Line- 64 + feet
Western Property Line- 100+ feet

Southern Property Line- 20+ feet

e. Recreational vehicle park spaces may be clustered, but total density shall not be greater
than thirty (30) recreational vehicle park sites per acre for the entire project.

The total density of the site does not exceed 30 RV sites per acre. The project
proposes a total of 277 RV spaces on a 38.61 acre site with a total density of 7.17
spaces per acre. Each phase of the project will be well under the maximum
allowable density.

Placement required for recreation vehicles on individual recreational vehicle spaces are:
a. Minimum setback from an access street shall be ten feet (10').

Each RV pad is setback a minimum of 10 feet from the interior access streets. The
plans provided with the application show the typical back-in space being provided
with a minimum of 13 feet from the access roads with the typical pull-through space
having a minimum of 10 feet on one end and 15 ¥ feet on the other.

b. Minimum distance between recreational vehicles, front, side or rear, shall be fifteen feet
(15').

The plans provided with the application indicate a minimum of 15 feet between RV
spaces, additionally each row of RV spaces is separated by an access road that is 26
feet wide.

c.Minimum distance between recreational vehicle and any building shall be twenty feet
(20').

All RV spaces are proposed a minimum of 20 feet from all proposed buildings.

d. Expandable sections of recreational vehicles shall be considered a part of the
recreational vehicle proper.
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Each RV pad is 12 feet wide to accommodate most RV’s; however, each space also
has additional space with the incorporated patio to provide additional space for
those larger RV’s.

General requirements for recreational vehicle park areas are:

a. Soil and Groundcover Requirements for Vehicle Parking Space. Each recreational
vehicle space shall have a hard surfaced parking pad with a minimum dimension of forty
feet (40') by twelve feet (12'). A multiple recreational vehicle space shall have a hard
surfaced parking pad of the same minimum dimensions forty feet (40') by twelve feet
(12') for each space.

Each RV space is proposed to be finished in pavers and have a minimum dimension
of 12 feet by 50 feet. As noted above, each space also incorporates a 10 foot deep
paver patio which also helps to provide additional space for those larger RV’s.

b. Exposed ground surfaces in all other parts of a recreational vehicle park shall be
covered with stone screening or other approved organic material or protected with a
vegetative growth that is capable of preventing soil erosion and eliminating dust.

Exposed ground surfaces, outside of the RV spaces, will be landscaped. The RV
storage area will be finished with gravel.

Recreational Vehicle Park Site Development Standards. Singular recreational vehicle park
spaces shall have the following standards:

a. Grade not to exceed five percent (5%) per individual recreational vehicle park site.

b. One (1) water spigot for common use for every recreational vehicle space.

The average slope of the project site is 2.8% which steep slopes on the perimeter of
the property. As proposed each RV space will have a slope not to exceed 5%.
Additionally, staff is recommending a general condition of approval requiring
construction and operation of the RV park to be consistent with CCMC 18.09. The RV
park will provide full utility hook-ups at each RV space. This includes, water, sewer,
and electricity.

Open Space Areas. All recreational vehicle parks shall have at least one (1) recreation
open space area accessible from all recreational vehicle spaces: the cumulative size of the
recreation area shall not be less than ten percent (10%) of the gross recreational vehicle
park area.

As designed, the RV Park will include a total of 9.87 acres of open space or 26% of
the entire site. Phase 1 will result in the development of 19.19 acres of the project
site, 3.80 acres (20%) of which will be open space. Phase 2 will include development
of 10.51 acres, including 2.89 acres (27%) open space. The third and final phase will
develop the remaining 8.97 acres of the site, including 3.18 acres (35%) of open
space. Open space surrounds the entire site and is accessible from the RV spaces.

Requirements for recreational vehicle park roadway systems are:

a. Access to recreational vehicle parks must be designed to minimize congestion and traffic
hazards on adjacent streets. All traffic ingress and egress from recreational vehicle parks
shall be through controlled entrance or exits.
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b. Driveways and roads from the controlled entrance/exit points to the office/residence
area of the site and all parking areas for the office/residence use must be asphalt paved
in accordance with Carson City parking lot standards unless the public roadway
accessing the site is dirt or gravel, in which case these driveways may be hard surfaced.
The driveways or roads within the recreational vehicle park shall have the following width:
twenty-six feet (26') in width if a two-way street: and twenty feet (20') in width if a one-way
Street.

c.All recreational vehicle park spaces shall be served by safe and convenient roadways
extending from the access points of the site to each vehicle space.

(1) Alignment and Grade. All internal recreational vehicle park site access roadways
shall be properly adapted to the topography of the site.

(2) Surfacing. All internal recreational vehicle park site access roadways and individual
vehicle parking spaces must be hard surfaced and well drained.

(3) Turnarounds. Roadways in excess of five hundred feet (600') shall be prohibited
and all cul-de-sac roadways shall include a sufficient turnaround area, minimum of
ninety feet (90') in diameter.

(4) Maneuvering Space.

(a) Each recreational vehicle park space shall provide one (1) parking space and
sufficient maneuvering space so that the parking, loading or maneuvering of
vehicles incidental to parking shall not necessitate the use of any public street,
sidewalk or right-of-way, or any private grounds not a part of the recreational
vehicle park site.

(b) All roads and road structures shall be graded and surfaced and of sufficient
design to support the weight of twenty (20) ton vehicles.

(c) Dead end road shall have a turnaround at the closed end of at least ninety foot
(90') diameter measured at the outside of the traveled way.

As proposed and conditioned the RV park meets these requirements. Additionally,
as noted above, staff is recommending a condition of approval requiring the
construction and operation of the RV park to comply with CCMC 18.09.

PUBLIC COMMENTS: Public notices were mailed to 36 property owners within 600 feet of the
subject site on January 11, 2019. As of the writing of this report staff has received three letters in
opposition to this project (attached). Any comments that are received after this report is
completed will be submitted prior to or at the Planning Commission meeting, depending on the
submittal date to the Planning Division.

OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: The following comments

were received by various city departments. Recommendations have been incorporated into the
recommended conditions of approval, where applicable.

Fire Department:

1. Project must comply with the 2018 IFC and northern Nevada fire code amendments.

2. Installation of any permanent LP tank requires a permit from CCFD.

3. Group fire pits must be LPG or natural gas and have a timer to turn it off. No wood fuel
allowed.
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4, If a LP gas dispenser is installed, it must be permitted through the NV LP Gas Board.
Engineering Division:

The Engineering Division has no preference or objection to the special use request provided that
the following conditions are met:

e The water main analysis for the site improvement permit must look at receiving water
from both pressure zones, and must provide an estimated pressure at the highest point of
use.

e The submittal for the site improvement permit must include a geotechnical investigation
with construction recommendations in native soil and in the areas where fill has been
deposited.

The Engineering Division has reviewed the application within our areas of purview relative to
adopted standards and practices and to the provisions of CCMC 18.02.080, Conditional Uses.
The Engineering Division offers the following discussion:

CCMC 18.02.080 (5a) - Master Plan
The request is not in conflict with any Engineering Master Plans.

CCMC 18.02.080 (5b) — Use, Peaceful Enjoyment, Economic Value, Compatibility
Development Engineering has no comment on this finding.

CCMC 18.02.080 (5¢) - Traffic/Pedestrians

The existing infrastructure and proposed drive isles are sufficient to provide safe access and
circulation if conditions are met. The project does not meet any of the triggers for an traffic
impact study, and there are no intersections in the area that are currently being considered for
signalization.

CCMC 18.02.080 (5d) - Public Services

The existing sewer, water, and storm drain infrastructure are sufficient to provide service to the
project. The project is near a water pressure zone split and must analyze receiving water from
both zones with the site improvement permit.

CCMC 18.02.080 (5e) — Title 18 Standards
Development Engineering has no comment on this finding.

CCMC 18.02.080 (5f) — Public health, Safety, Convenience, and Welfare
The project meets engineering standards for health and safety.

CCMC 18.02.080 (59) — Material Damage or Prejudice to Other Property
Development Engineering has no comment on this finding.

CCMC 18.02.080 (5h) — Adequate Information
The plans and reports provided were adequate for this analysis.

Parks and Recreation:
The Parks, Recreation & Open Space Department has the following comments on the above
referenced SUP application.

1) The property to the north (APN 008-123-35) is owned and managed by Carson City. The
property is intended for public use. Future use of this property could involve noise, dust,
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glare, and other activities.

2) The applicant shall provide a 6’ tall chain link fence along the north property line, adjacent to
the City’s park property. The fence’s maintenance will be the responsibility of the property
owner into perpetuity.

3) The landscape plan for the project’s required 20’ buffer will use plant material identified in
the University of Nevada Cooperative Extension’s publication , Choosing the Right Plants for
Northern Nevada’'s High Fire Hazard Areas. Final plant material selection will need to be
approved by Community Development, Carson City Fire Department, and Parks, Recreation
& Open Space Department. Landscape maintenance and any required plant material
replacement necessary to maintain the landscape buffer will be the responsibility of the
property owner into perpetuity. The City will require that the plant material in the landscape
buffer be irrigated with an automatic drip irrigation system.

4) The Parks, Recreation & Open Space Department will not be responsible for the
maintenance of any landscaping or open space areas required by Community Development
on the proposed project.

5) No construction activities, access routes, material storage, or contractor related parking will
be allowed on the adjacent City property.

6) The applicant at his expense will survey the project’s north property line, install an orange
construction fence to prevent any construction related activities from occurring on the
adjacent City property, and maintain the fence's integrity until project’s construction is
completed or until the 6’ chain link fence has been permanently installed.

7) The applicant shall incorporate “Best Management Practices” into the project’s construction
documents and specifications to reduce the spread of noxious weeds. The Parks,
Recreation, & Open Space Department is willing to assist the applicant with this aspect of
their project.

8) The applicant shall use 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.

Airport Authority:

o Sierra Skies RV Park to file FAA form 7460-1 https://oeaaa.faa.gov/oeaaa/external/portal.jsp

o Exterior lighting must be installed in downward direction only.

o Airport Authority requested a voluntary granting of an avigation easement. Additionally, the
airport requested signage at the park registration area announcing proximity to the airport and
advising of potential aircraft noise. Additionally, the Airport is requesting that guests sign an
acknowledgement the potential airport noise.

o Airport is requesting a plan regarding trash disposal in order to eliminate/mitigate potential bird
problems.

Health and Human Services: No comments.

FINDINGS: Staff's recommendation is based upon the findings as required by CCMC Section
18.02.080 (Special Use Permits) enumerated below and substantiated in the public record for the
project.

1. Will be consistent with the objectives of the Master Plan elements.

The project site is zoned Tourist Commercial with a Community/Regional Commercial master
plan designation. An RV park with a maximum stay of 30 days is an allowed use within the
Tourist Commercial zone district. However, a Special Use Permit is required if the RV park
offers stays longer than 30 days, up to a maximum of 180 days. The proposed 180 day

26


https://oeaaa.faa.gov/oeaaa/external/portal.jsp

SUP-18-181

Sierra Skies RV Resort
January 30, 2019
Planning Commission
Page 13

maximum stay for an RV resort is consistent with the concept of a strong, diversified economic
base (Guiding Principle 5). In addition to maintaining and enhancing the primary jobs base and
broad range of retail services, 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.
Specifically Goal 5.4 calls for the promotion of tourism activities and amenities that highlight the
City’s Historic and Cultural Resources; and Goal 5.5 calls for the promotion of recreational
facilities and quality of life amenities as economic development tools. RV resort guests will likely
result in an increase in tourism within the City, helping to support the City’s local tourism
opportunities and resulting in an increase in tourist spending in the local area.

2. Will not be detrimental to the use, peaceful enjoyment, economic value, or
development of surrounding properties or the general neighborhood; and is
compatible with and preserves the character and integrity of adjacent development
and neighborhoods or includes improvements or modifications either on-site or
within the public right-of-way to mitigate development related to adverse impacts
such as noise, vibrations, fumes, odors, dust, glare or physical activity.

The project will not result in a detrimental impact to surrounding properties or the general
neighborhood. The design of the resort includes a 100’ buffer along the west side of the project
between the existing residences and the closest RV spaces. Additionally, buffers on the north
and east of the project boundary exceed the required 20 foot setback. Privacy will be provided to
the neighbors to the west with a privacy fence or wall along the shared property line combined
with vegetative screening; and lower impact uses are proposed between the western privacy
fence and the nearest RV space. These uses include landscaping and a proposed RV storage
area. Staff has incorporated proposed conditions of approval to ensure that the buffers and
fence/wall are in place with Phase 1 of the project. The proposed 180 day stay will not have any
significant impacts over and above those that may be realized with the 30 day stay RV parks
which are allowed uses in the TC zone district.

3. Will have little or no detrimental effect on vehicular or pedestrian traffic.

The project is not anticipated to have a detrimental effect on vehicular or pedestrian traffic.
Pursuant to Section 12.13.1 of the Carson City Development Standards a full traffic study is
required when the proposed project will generate 80 or more peak hour trips or 50 or more trips
per day. Based on the information provided by the applicant, the estimated traffic resulting from
the proposed project is 58 peak AM trips and 75 peak PM trips. The Institute for Transportation
Engineers Trip Generation Manual does not include any Average Daily Trips for RV Parks. The
trip generation does not trigger the need for a full traffic impact study and there are no
intersections in the area that are currently being considered for signalization.

The site will be accessed via Old Hot Springs Road, with emergency access to the west via Holly
Way. There will be a sidewalk connecting the RV resort with Old Hot Springs Road for future
pedestrian connection. Additionally, there are walking paths proposed on the interior of the RV
resort. The existing infrastructure and proposed drive isles are sufficient to provide safe access
and circulation with implementation of the proposed conditions.

4, Will not overburden existing public services and facilities, including schools,
police and fire protection, water, sanitary sewer, public roads, storm drainage, and
other public improvements.

The project is not expected to have a significant impact on police and fire services. Both the
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Sheriff's Office and the Fire Department have been given the opportunity to review and comment
on the project. Staff has received no comment from the Sheriff's Office; however, the Fire
Department has provided comments on the project and their conditions are incorporated as
appropriate.

The existing sewer, water, and storm drain infrastructure are sufficient to provide service to the
project. The project is near a water pressure zone split and must analyzed receiving water from
both zones with the site improvement permit. A Growth Management application is required for
all commercial and industrial developments that exceed an average daily water usage of 15,500
gallons per day. The anticipated daily water usage is estimated at 68,500 gallons per day and
therefore requires review and approval of the Growth Management application. The proposed
RV park is dependent upon the approval of the Growth Management Application (GM-18-190). If
the requested Growth Management application is not approved, this finding will not be met.

There are no proposed or required public road improvements. The public roads are capable of
serving the project.

5. Meets the definition and specific standards set forth elsewhere in this Title for such
particular use and meets the purpose statement of that district.

Pursuant to Carson City Municipal Code (CCMC) 18.04.140, the Tourist Commercial zoning
district is intended to permit a broad range of primary and accessory tourist commercial uses to
encourage tourism and to serve the visitor-related activities of Carson City. All uses within this
district shall be oriented toward the promotion, accommodation and service of tourism and
associated needs of the commercial tourist related activities and services. Accessory services,
which serve to foster the tourist commercial nature of the district, are encouraged and allowed to
provide balance for the community.

The applicant is requesting approval of a Special Use Permit for an RV resort, with 277 RV
spaces and amenities with a maximum stay of 180 days. Pursuant to CCMC 18.04.140, a
Recreational Vehicle (RV) park is an allowed use in the Tourist Commercial (TC) zoning district
with a maximum stay of 30 days, subject to completing a Major Project Review. Additionally, all
requirements of CCMC 18.09.050 RV Park Requirements must be met. RV Parks with
maximum stays of 180 days require review and approval of a Special Use Permit as well as
compliance with CCMC 18.09.050. As outlined above, the RV Park will meet the requirements of
CCMC 18.09.050.

6. Will not be detrimental to the public health, safety, convenience and welfare.

The project will not be detrimental to the public health, safety, convenience, or welfare. The
applicant is requesting approval of a Special Use Permit for an RV resort, with 277 RV spaces
and amenities with a maximum stay of 180 days. Pursuant to CCMC 18.04.140, a Recreational
Vehicle (RV) park is an allowed use in the Tourist Commercial (TC) zoning district with a
maximum stay of 30 days, subject to completing a Major Project Review. Additionally, all
requirements of CCMC 18.09.060 RV Park Requirements must be met. RV Parks with
maximum stays of 180 days, such as the proposed project, require review and approval of a
Special Use Permit as well as compliance with CCMC 18.09. Staff has incorporated proposed
conditions of approval to ensure that the buffers and fence/wall are in place with Phase 1 of the
project to help to mitigate impacts to neighbors to the west. With the conditions incorporated the
proposed 180 day stay will not have any significant impacts over and above those that may be
realized with the 30 day stay RV parks which are allowed uses in the TC zone district.
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7. Will not result in material damage or prejudice to other property in the vicinity, as a
result of proposed mitigation measures.

The project will not result in material damage or prejudice to other properties within the vicinity.
The conditions of approval are intended to mitigate the impact of the project on the area. The
design of the resort includes a 100’ buffer along the west side of the project between the existing
residences and the closest RV spaces. Additionally, buffers on the north and east of the project
boundary exceed the required 20 foot setback. Privacy will be provided to the neighbors to the
west with a privacy fence or wall along the shared property line, combined with vegetative
screening; and lower impact uses are proposed between the western privacy fence and the
nearest RV space. These uses include landscaping and a proposed RV storage area. Staff has
incorporated proposed conditions of approval to ensure that the buffers and fence/wall are in
place with Phase 1 of the project. With the conditions incorporated the proposed 180 day stay
will not have any significant impacts over and above those that may be realized with the 30 day
stay RV parks which are allowed uses in the TC zone district.

Attachments:
City Comments
Public Comments
Site photos
MPR-18-044 Letter
Application (SUP-18-181)

29



Heather Ferris

From: Ken Moen <kmoen@flycarsoncity.com>
Sent: Wednesday, January 9, 2019 6:23 PM
To: Heather Ferris

Cc: Linda Law; 'Tackes, Steve'

Subject: RE: SUP-18-181 (Sierra Skies RV Park)

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

Hi Heather,

Thank you for calling me back this afternoon. The last item | have in my files is from March 2018. | have not seen the
Sierra Skies RV Park application; can you please send me the application and supporting materials for the special use
permit application? Below are my notes from the previous discussions regarding the project:

e Sierra Skies RV Park to file FAA form 7460-1 https://oeaaa.faa.gov/oeaaa/external/portal.jsp
e Exterior lighting must be installed in downward direction only.
e Airport Authority requested a voluntary granting of an avigation easement. Additionally, the airport requested

signage at the park registration area announcing proximity to the airport and advising of potential aircraft noise.

Additionally, the Airport is requesting that guests sign an acknowledgement the potential airport noise.
e Airport is requesting a plan regarding trash disposal in order to eliminate/mitigate potential bird problems.

Do not hesitate to contact me with any questions.
Best Regards,
Ken

Kenneth G. Moen, A.A.E.
Airport Manager

Carson City Airport

2600 E. College Parkway #6
Carson City, NV 89706
kmoen@flycarsoncity.com
775-841-2255 (0)
775-240-0533 (C)

From: Heather Ferris <HFerris@carson.org>
Sent: Monday, January 7, 2019 9:45 AM
To: Ken Moen <kmoen@flycarsoncity.com>
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Subject: SUP-18-181 (Sierra Skies RV Park)
Importance: High

Ken-

I’'m following up a project that should have been routed to you on December 21* for the January 30, 2019 Planning
Commission meeting. It is a Special Use Permit for the Sierra Skies RV Park proposing 277 RV spaces with aclubhouse,
restrooms, pool, etc. for a maximum stay of 180 days. The site is located at 1400 Old Hot Springs Road (APN 008-123-
40). The property is located in the Airport Noise Corridor.

A little history: The applicant sought approval of a similar project in 2016. The proposal was essentially the same but
proposed a few fewer spaces. At that time the Airport provided several comments that were incorporated into
conditions of approval. The Planning Commission approved the project on 11/30/2016; however, the approval was
appealed by members of the public and ultimately the applicant withdrew.

I am currently working on the staff report and will need any and all comments by next Thursday 1/17. Please let me
know if you have any questions or need any additional information.

Thank you,
Heather

Heather Ferris
Associate Planner

Carson City, NV 89701
775-283-7080
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Engineering Division
Planning Commission Report
File Number SUP-18-181

TO: Heather Ferris - Planning Department

FROM Stephen Pottéy — Development Engineering Department
DATE: January 24, 2019

SUBJECT TITLE:

SUP-18-181 for an Extended Stay RV Resort at 1400 Old Hot Springs (Sierra Skies RV
Resort), apn 00812340

RECOMMENDATION:

The Engineering Division has no preference or objection to the special use request

provided that the following conditions are met:

e The water main analysis for the site improvement permit must look at receiving water
from both pressure zones, and must provide an estimated pressure at the highest
point of use.

e The submittal for the site improvement permit must include a geotechnical
investigation with construction recommendations in native soil and in the areas where
fill has been deposited.

ENGINEERING DISCUSSION:

The Engineering Division has reviewed the application within our areas of purview relative to
adopted standards and practices and to the provisions of CCMC 18.02.080, Conditional
Uses. The Engineering Division offers the following discussion:

C.C.M.C. 18.02.080 (5a) - Master Plan
The request is not in conflict with any Engineering Master Plans.

C.C.M.C. 18.02.080 (5b) — Use, Peaceful Enjoyment, Economic Value, Compatibility
Development Engineering has no comment on this finding.

C.C.M.C. 18.02.080 (5c) - Traffic/Pedestrians

The existing infrastructure and proposed drive isles are sufficient to provide safe access and
circulation if conditions are met. The project does not meet any of the triggers for an traffic
impact study, and there are no intersections in the area that are currently being considered
for signalization.

Page 1/2
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C.C.M.C. 18.02.080 (5d) - Public Services

The existing sewer, water, and storm drain infrastructure are sufficient to provide service to
the project. The project is near a water pressure zone split and must analyze receiving water
from both zones with the site improvement permit.

C.C.M.C. 18.02.080 (5e) — Title 18 Standards
Development Engineering has no comment on this finding.

C.C.M.C. 18.02.080 (5f) — Public health, Safety, Convenience, and Welfare
The project meets engineering standards for health and safety.

C.C.M.C. 18.02.080 (50) — Material Damage or Prejudice to Other Property
Development Engineering has no comment on this finding.

C.C.M.C. 18.02.080 (5h) — Adequate Information
The plans and reports provided were adequate for this analysis.

Page 2/2
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Fire Department Comments

01/04/2019
Comments for SUP 18-181:

1. Project must comply with the 2018 IFC and northern Nevada fire code amendments

Installation of any permanent LP tank requires a permit from CCFD

3. Group fire pits must be LPG or natural gas and have a timer to turn it off. No wood fuel
allowed.

4. |If a LP gas dispenser is installed , it must be permitted through the NV LP Gas Board.

g

Dave Ruben

Fire Marshal

Carson City Fire Department
777 S. Stewart Street
Carson City, NV 89701

Direct 775-283-7153
Main 775-887-2210
FAX 775-887-2209
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Parks, Recreation & Open Space Department Final Comments

01/22/2019

SUP-18-181 /1400 Old Hot Springs Road (Sierra Skies RV Resort)

Heather / Hope,

The Parks, Recreation & Open Space Department has the following comments
on the above referenced SUP application.

1)

2)

3)

4)

5)

6)

7)

8)

The property to the north (APN 008-123-35) is owned and managed by
Carson City. The property is intended for public use. Future use of this
property could involve noise, dust, glare, and other activities.

The applicant shall provide a 6’ tall chain link fence along the north property
line, adjacent to the City’s park property. The fence’s maintenance will be
the responsibility of the property owner into perpetuity.

The landscape plan for the project’s required 20’ buffer will use plant
material identified in the University of Nevada Cooperative Extension’s
publication; Choosing the Right Plants for Northern Nevada’s High Fire
Hazard Areas. Final plant material selection will need to be approved by
Community Development, Carson City Fire Department, and Parks,
Recreation & Open Space Department. Landscape maintenance and any
required plant material replacement necessary to maintain the landscape
buffer will be the responsibility of the property owner into perpetuity. The
City will require that the plant material in the landscape buffer be irrigated
with an automatic drip irrigation system. .

The Parks, Recreation & Open Space Department will not be responsible for
the maintenance of any landscaping or open space areas required by
Community Development on the proposed project.

No construction activities, access routes, material storage, or contractor
related parking will be allowed on the adjacent City property.

The applicant at his expense will survey the project’s north property line,
install an orange construction fence to prevent any construction related
activities from occurring on the adjacent City property, and maintain the
fence’s integrity until project’s construction is completed or until the 6’
chain link fence has been permanently installed.

The applicant shall incorporate “Best Management Practices” into the
project’s construction documents and specifications to reduce the spread of
noxious weeds. The Parks, Recreation, & Open Space Department is willing
to assist the applicant with this aspect of their project.

The applicant shall use 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.
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Thank you for providing our department with the opportunity to review and
comment on this project.

If you have any questions, please feel free to contact me.

VERN
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January 21, 2019

Carson City Planning Commission
108 E. Proctor Street
Carson City, NV 89701

Attn: Heather Ferris, Associate Planner
Subject: Special Use Permit File No. SUP-18-181
Ms. Ferris,

As owner of the property at 1001 Mark Way, Carson City, Nevada, | am in the area that has
been notified of the public hearing on Wednesday, January 30, 2019 concerning a request for a
Special Use Permit to allow a 180-day extended stay R.V. resort with up to 277 R.V. Spaces on
property zoned Tourist Commercial located at 1400 Old Hot Springs Road, APN 008-123-40.

| wish to put on record that | am OPPOSED to this RV Resort having a 180-day extended stay let
alone the RV Park as a whole.

The 180-day extended stay was opposed in 2016 and the neighborhood to the west was
prepared to go before the Board of Supervisors in 2017 to appeal the Commissioners / Planners
recommended approval for the proposed high density 180-day extended stay R.V. Park. But,
Mr. Lee Plemel, AICP, Director sent an email January 27, 2017 stating the applicant of Sierra
Skies R.V. Park formally withdrew the Special Use Permit negating the Planning Commission’s
approval and stated that the neighborhood had effectively won the appeal.

Two years later, the same developer is back with another request for a 180-day extended stay
and adding an additional 62 spaces to the R.V. Park, going from 215 to 277 spaces.

Per the Master Plan Policy Check List it states that there will be no permanent housing or long
term stay, except for the manager’s residence. Although the developer wants to put a 180-day
extended stay on the property. Please define what is considered a long term stay, because 180-
days is 6 months and I consider this long term.

Per NRS 118B.016 “Manufactured home lot” or “lot” defined. “Manufactured home lot” or “lot”
means a portion of land within a manufactured home park which is rented or held out for rent
to accommodate:
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1. A manufactured home, or
2. Arecreational vehicle for 3 months or more

Per NRS 118B.016 if a recreational vehicle stays on a lot for more than 3 months then is
considered a manufactured home. With the developer requesting a 180-day stay extension this
is no longer a R.V. Park, but a Mobile Home Park and the developer should have to follow the
rules and regulations for a Mobile Home Park and the Airport Authority, back in 1995-1996 was
opposed to a Mobile Home Park on the property.

This Commission should also consider Carson City’s Code of Ordinance 4.08.040, the “transient
lodging tax”. Carson City would be losing money should the 180-day extension be approved.

It is important for the commissioners to also consider the following history prior to making your
decision on the 180-day stay extension.

During the December 21, 2016 Carson City Airport Authority meeting this R.V. Park was brought
up to the Authority and ultimately the Authority supported the appeal to the Board of
Supervisors to oppose the 180-day stay.

During the comments portion, Mr. Tackes clarified that the Airport authority had voted to
oppose the 180-day special use permit previously. At this same meeting it was pointed out by
Mary Fischer that the Authority had previously opposed any housing development on the
property and noted that if the R.V. park residents stayed beyond the 30 days it would be
considered a mobile home park, and cited a letter of explanation from “ a Program Deputy at
Manufactured Housing”.

Additional information showed that the Carson City Airport Authority minutes of the August 10,
1995 meeting stated in item 10 discussion and possible action regarding amendment to airport
layout plan and possible FAA grant consideration of the Langson undeveloped property. At that
time there was a proposal to create a 200 unit mobile home park and the minutes show that
the airport was in denial of any of said mobile home park or RV Park and at that time member
Buckley moved to amend the airport layout plan to include the Langson property as a further
acquisition. Member Hutter seconded the motion and the motion was carried.

Item 11 on the said above Airport Authority Minutes show that there was Action regarding the
Acquisition of the BLM Property just north of the 40 Acres in question. This land was acquired
by Chairman Weaver and Walt Sullivan of the Planning Commission, to act as a clear zone for
the Airport. This was accomplished as a result of a land transfer from the BLM to Carson City,
and that it stay as a Clear zone for the Airport. At a later date, the Airport Master Plan showed
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the acquisition of the Langson property was No. 2 on the Airports Master Plan. The Above two
items show that the Airport Authority and the Planning Commission had a plan to purchase said
property and keep it clear and to be used only as a Safety Area for the Landing and Taking off of
Airplanes. As the FAA and any pilot will tell you the two most viable times for a plane to have
some sort of incident is during the landing and taking off of such airplane. By putting a R.V. park
in that area, it would only create the possibility of increasing a larger than normal crash due to
the high volumes of Propane that are stored in said R.V.’s and the possibility of a propane filling
station.

Also, a letter from the FAA dated October 17, 1996 stated that the FAA granted the Carson City
Airport Authority through Carson City, $1,262,611.00 in Airport Improvement Program funds
for several airport projects, one of which was the acquisition of the Langston property for
runway approach protection. It also stated that if the Airport Authority had actually voted to
allow for the improvements of this land and Carson City allows this development to take place
the FAA would withdraw the federal funds granted to acquire the property.

Again, | wish to stress that this property is in the approach and take off flight plan of the airport
and should be minimal use, 30 day stay not 180-day extended stay and low density. Having 277
R.V.’s is not low density.

| urge the Commissioners to oppose the 180-day extended stay and contact the Airport
Authority and request confirmation from the FAA concerning whether this development is in
accordance with the FAA prior to any decision being made. Should you have any questions or
require copies of any information, please contact me at 775-721-6138.

Sincerely,

Tammy L. Lubich
1001 Mark Way
Carson City, NV 89706-0612

39



40

Carson City Planning Commission
Planning Division

108 E. Proctor St.

Carson City, NV 89701

January 19, 2019

Re: Special Use Permit/Extended Stay
RV Park, 1400 Hot Springs Road

We are oppo: 1 to the request for a Special Use Permit to allow a 180-day
extended stay at the RV P: .,

If this is permitted from a 30 day stay to a 180 day stay you will be sett...J up
the RV Park for permanent year round residence. This will have an impact on
other City services and the loss of revenue for the City (Transient Occupancy
Tax) and possibly noncompliant with NRS 118B.016.

Current plans increase the RV Park density by 62 RV spaces. Previous plans
submitted in November 2016 was 215 spaces and current plans are 277 spaces
in January 2019. This is a safety concern for residents west of the airport and
airport pilots.

Carson C is very fc tunate to have an airport in the community. Consider the
impact on the Airport Manager, Airport Authority and pilots. They will have to
deal with safety issues and noise complaints with increased density and extended
stays as the RV Park is in the flight pattern of the airport.

Sinc

William and Rebecca Mabray

Attachment: NRS 118B.016
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NRS 118B.016 “Manufactured home lot” or “lot” defined.
“Manufactured home lot” or “lot” means a portion of land within a
manufactured home park which is rented or held out for rent to
accommodate:

1. A manufactured home; or

2. A recreational vehicle for 3 months or more.
(Added to NRS by A



Tamara Nance
1047 Mark Way
Carson City, NV 89706

January 22, 2019

Carson City Planning Division
108 E. Proctor St.
Carson City, NV 89701

RE: SUP-18-181
Dear Planning Commission Members,

I’m writing regarding my concerns about the planned RV Resort to be built next to my
home and the Special Use Permit that has been applied for to allow up to 277 RV
spaces and an extended stay of up to 180 days.

When this project came before the Commission two years ago, I called the FAA and
spoke with Lorraine Herson-Jones, Acting ADO Manager, Western-Pacific Region.
We exchanged phone calls and e-mails, in which she said the FAA would be drafting a
letter regarding the planned RV resort because its proposed building site is directly in
the flight paths for arrivals and departures at the Carson City Airport. In a conversation
I had with then Supervisor Karen Abowd, I was told the project could not go forward
without a letter from the FAA specifically outlining any concerns about airport safety.
Today I spoke with Jerrod Raymond at the FAA and he stated they are still waiting for
FAA form 7460-1 to be received, addressing the elevation of the building site and
height of any structures.

In the process of researching the impact of the project on airport and community safety,
I received the California Airport Land Use Handbook as a reliable standard for airport
safety nationwide. It includes diagrams showing the flight path safety zone, accident
patterns in flight paths, and a list of projects that should be prohibited in flight paths.
These projects include, meeting halls, schools, daycare centers, stadiums for group
recreational uses, and hazardous uses such as above ground bulk fuel storage.
Development that is considered compatible is very low density housing, agriculture,
non-group recreational uses, low-hazard materials storage, etc. Essentially no gathering
places and minimal fuel storage.

My greatest concern is the safety of putting up to 277 RVs in the flight path of planes
coming and going from the airport. It is inevitable that there will be an accident (they
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fly very low over Mark Way) and with such a high density, extended stay population at
the resort, there could be a tragic event impacting many families and extended
communities. With the RVs parked close together, full of gas/diesel, propane,
additional vehicles with more fuel... it seems there could be 10,000, 15,000, or likely
many more gallons of fuel stored at the RV resort. An accident could be devastating
not only to the pilots and passengers, but the guests at the resort and the surrounding
residential neighborhood. I'm wondering what the maximum population could be,
especially at night, with 200+ RVs. 400, 600, 800 residents? The proposed plan also
includes gathering places, such as a clubhouse, general store, barbeque area, etc. There
is also the question of how the resort management is going to assure the community that
no-one at the resort will be playing with drones so close to the airport.

The developers have also asked for permission to allow 180 day stays, which effectively
are residential stays, especially if people can easily renew their 180 day stays.
Apparently guests are only required to pay room tax for 28 days, regardless of how long
they actually are residents, reducing the amount of tax revenue for Carson City and
encouraging guests at the resort to use their RVs as homes, effectively converting them
from vehicles to structures. This high density residential use and consequential large
amounts of stored fuel, seems greatly out of line with the intended Tourist/Commercial
zoning and not safe close to the airport. I believe the developers also are requiring an
increase in water usage from the allowed 15,000 gallons per day to an estimated 59,700
gallons to accommodate the high density population. This would not be a good use of
Carson City's limited water supply and reach far outside the bounds of the zoning.

My opinion is that when this parcel was zoned Tourist/Commercial, it was an error.
High density projects do not belong in the flight paths of airports. A project like the
proposed RV resort, if completed and utilized as proposed, very likely will become a
liability for Carson City, not to mention the developers and owners. I would hope that
the Capital City of Nevada would be aspiring to the highest, safest standards for its
citizens and guests, which this proposed project does not. Zoning restrictions exist for
the benefit of the community as a whole, and I don't believe this is simply a "not in my
backyard" issue. There are very real concerns about the welfare of Carson City residents
and visitors. The SUP-18-181 application should be denied to limit the density and
prohibit extended residency, limiting the fuel stored on the property and the population,
and the project as a whole needs to be re-evaluated with regard to legitimate safety
concerns rather than minimum standards, even considering the current zoning.

Thank you for your time and consideration
Respectfully,

Tamara Nance
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Above: View of site from Arrowhead Drive

Above: View of eastern % of site from Arrowhead Drive

Above: View of western % of site from Arrowhead Drive
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Above: View of site looking east from Holly Way

Above: View of site looking east from Mark Way

Above: View of site looking north from Old Hot Springs Road
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Chapter 18.09 - RECREATIONAL VEHICLE PARKS
Sections:

18.09.010 - Purpose.

The purposes of this chapter are to promote health, safety and general welfare of the people of and
visitors to Carson City by providing minimum standards to prevent overcrowding of land; to avoid
congestion in the streets; and to facilitate the adequate provision of water supply, sewage disposal, and
sanitation for all recreational vehicle parks and their related uses.

(Ord. 2002-19 § 2 (part), 2002).

18.09.020 - Conflicting regulations.

Wherever any provision of this chapter imposes more stringent regulation, requirements or
limitations than are required by the provisions of any other law or ordinance, the provisions of this chapter
shall govern.

(Ord. 2002-19 § 2 (part), 2002).

18.09.030 - Definitions.

As used in this chapter:

"Buildings" means any structure having a roof or built for the shelter or enclosure of persons, chattels
or property of any kind, including but not limited to awnings, carports, ramadas or patios.

"Cabana" means any portable, demountable or permanent cabin, room, enclosure or other building
erected, constructed or placed on any recreational vehicle on the same space in a recreational vehicle
park.

"Carport" means an accessory building having two (2) or more open sides; used by occupants of a
recreational vehicle park.

"Central accessory building" means a structure housing toilet, lavatory and such other facilities as
required or permitted by this chapter.

"Hard surfaced" means six inches (6") of decomposed granite or gravel graded and compacted to
development standards.

"Multiple recreational vehicle space" means a portion of land in a recreational vehicle park containing
a net minimum area of four thousand five hundred feet (4,500’) for the placement of not more than three
(3) vehicles or three (3) recreational vehicles for the exclusive use of its occupants and for transient
dwelling purposes, including accessory uses and structure.

"Ramada" means any roof or shade structure installed, erected or used above a recreational vehicle
and vehicle space or any portion thereof.

"Recreational vehicle" means and includes, and is not limited to, the following:

a. Camping trailer: A folding temporary dwelling structure, mounted on wheels and designed for
travel, recreational and vacation use and shall include its towing vehicle;

b. Motorhome: A portable, temporary dwelling to be used for travel, recreation and vacation,
constructed as an integral part of a self propelled vehicle;

c. Pickup coach: A structure designed to be mounted on a truck chassis for use as a temporary
dwelling for travel, recreation and vacation;
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d. Travel trailer: A vehicular, portable structure built on a chassis designed to be used as a
temporary dwelling for travel, recreation and vacation use. It shall have a body width not
exceeding eight and one-half feet (8-1/2"), and a body length not exceeding sixty feet (60'),
including its towing vehicle.

"Recreational vehicle park" means a parcel or tract of land containing one (1) gross acre minimum
land area, having as its principal use the transient rental of two (2) or more spaces for recreational
vehicles including accessory buildings and structures and uses. There will not be more than thirty (30)
spaces per acre.

"Recreational vehicle space" means a lot or parcel of land in a recreational vehicle park containing a
net minimum area of one thousand (1,000) square feet for the placement of a single recreational vehicle
for the exclusive use of its occupants for transient dwelling purposes, including permitted accessory uses
and structures.

"Sanitary station" means a facility used for removing and disposing of waste from recreational
vehicle holding tanks.

"Transient dwelling purposes" means the continual rental of a recreational vehicle space or spaces
to same persons for a period not to exceed one hundred eighty (180) days.

"Vehicle" means any device in, upon, or by which any person or property is or may be transported or
drawn along a highway, except devices moved by human power or used exclusively upon stationary rails.

(Ord. 2004-1 § 1, 2004: Ord. 2002-19 § 2 (part), 2002).

18.09.040 - Major project review/special permit/final plan approval.

1.  The applicant shall submit twelve (12) copies of a preliminary plan for a proposed recreational
vehicle park, or renovation of an existing recreational vehicle park; for major project review to the
planning and community development department. A date for major project review will be
established within twenty (20) days of receipt of the plans by the city. At the major project review
meeting, appropriate city departments will state requirements and make recommendations to the
developer and/or agent concerning the development of any proposed recreational vehicle park. The
following information is needed on the preliminary plans or on an additional information sheet to
facilitate review by the major project review committee:

a. Project agent's name and mailing address;
Property owner's name;

Project name;

Vicinity map;

Assessor's parcel number;

- ® o o T

Property address or nearest major cross street;

Location of hydrants;

= @

Location of existing utilities (water, sewer, gas, storm drains);

Preliminary drainage plan showing existing and proposed elevations;

j.  Preliminary site plan showing location of recreational vehicle park spaces and location of all
buildings and sanitary dump stations.

2. Special Use Permit. Once the applicant has completed the major project review process, the
applicant may submit an application for a special use permit. A special use permit is required
because recreational vehicle parks are considered as conditional uses in agriculture (A) zoning
districts, conservation reserve (CR) zoning districts, public (P) zoning districts, tourist commercial
(TC) zoning districts, general commercial (GC) zoning districts, and retail commercial (RC) zoning
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districts. The applicant shall follow the special use permit procedure pursuant to Carson City
Municipal Code Section 18.02.080.

3. Plan and Specifications.

a.

Eight (8) sets of plans and specifications, together with complete mechanical and structural
plans of work to be performed, drawn to scale of not less than one-eighth inch (1/8") equals one
foot (1') showing all vehicle spaces, roadways, walks, leaching fields, sewer and water lines,
electrical lines, buildings, patios, other structures, fences, septic tank location and capacity or
other method of sanitation, trash disposal locations and type of enclosure, building elevations.
All plans are to be submitted to the planning and community development department.

Permits. Prior to the issuance of any building permit or construction of any recreational vehicle
park, the planning and community development department shall circulate the proposed plot
plans and specifications to the development services department, fire department and
environmental health department for compliance with city codes and ordinances: such plans
shall be approved by the development services, environmental health and fire departments.

No construction or issuance of building permits shall take place until the proposed plans
have been approved by all of the above departments.

It is unlawful for any person to do any conversion, erection, alteration, addition, moving or
construction within a recreational vehicle park unless a permit has been applied for and
obtained from Carson City building department for all building, plumbing and electrical work in
compliance with this or any other applicable chapters.

4. Final Requirements and Plan Approval. Once the special use permit has been approved, the
applicant must submit development plans to the building department. Conditions of the special use
permit shall be in conjunction with the requirements of the building department. Along with the
development plans the following will be included:

a.
b.

C.

General landscaping plans;
A sign application for any proposed signs;

If sewage disposal will be greater than five thousand (5,000) gallons, then the sewage disposal
system is required to be approved by the Nevada Division of Environmental Protection.

(Ord. 2004-1 § 2, 2004: Ord. 2002-19 § 2 (part), 2002).

18.09.050 - Recreational vehicle park requirements.

The standards provided in this section are intended to encourage proper recreational vehicle park
development by providing sufficient open space and complementary uses under conditions which assure
protection of the character of the district in which the recreational vehicle park is located. Each
recreational vehicle park constructed and operated under the provisions of this chapter must provide for
the following in the manner herein specified:

1.

All recreational vehicle parks must be developed in accordance with the existing codes,
requirements and standards of development services, environmental health and fire
departments.

The standards of development for any locations, width, course, and servicing of public and
private streets and highways, alleys, ways for public service facilities, curbs, gutters, street
lighting, parks or playgrounds, storm water drainage, water supply and distribution, sanitary
sewers and sewage collection for recreational vehicle parks must be in accordance with those
standards adopted by Carson City.

Recreational vehicle parks must be located on a well drained site, properly graded in
accordance with city standards.
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4.

10.

Recreational vehicle parks must not be developed within the floodway of an A flood zone as
indicated on Flood Insurance Rate Map (FIRM).

One (1) vehicle or one (1) recreational vehicle shall be permitted per recreational vehicle park
space unless designated as a multiple recreational vehicle park space.

Accessory uses within recreational vehicle parks that are permitted are as follows:

a.

Recreational Vehicle Park Recreation Buildings and Recreational Vehicle Park Commercial
Buildings. Commercial buildings shall be limited to the following uses:

(1) Grocery store;
(2) Laundry room:;

(3) Other uses not listed in this chapter which, in the opinion of the planning commission,
are in keeping with the purpose of the recreational vehicle park facilities.

Management offices, one (1) single family dwelling or one (1) mobilehome used for living
quarters by the operators or manager of the park.

Property development standards are:

Maximum building height: Two (2) stories but no greater than twenty-six feet (26').
Minimum net area per recreational vehicle space: One thousand (1,000) square feet.

Multiple recreational vehicle spaces shall be allowed to have a maximum of three (3)
vehicles or three (3) recreational vehicles with a net minimum area of one thousand five
hundred (1,500) square feet for the placement of each vehicle. Each vehicle space will be
counted toward the maximum number of spaces per acre.

Minimum setback of any building or recreational vehicle park space from any public street
right-of-way line or exterior boundary line: twenty feet (20’).

Recreational vehicle park spaces may be clustered, but total density shall not be greater
than thirty (30) recreational vehicle park sites per acre for the entire project.

Placement required for recreation vehicles on individual recreational vehicle spaces are:

Minimum setback from an access street shall be ten feet (10').

Minimum distance between recreational vehicles, front, side or rear, shall be fifteen feet
(15").

Minimum distance between recreational vehicle and any building shall be twenty feet (20").

Expandable sections of recreational vehicles shall be considered a part of the recreational
vehicle proper.

General requirements for recreational vehicle park areas are:

a.

Soil and Groundcover Requirements for Vehicle Parking Space. Each recreational vehicle
space shall have a hard surfaced parking pad with a minimum dimension of forty feet (40')
by twelve feet (12'). A multiple recreational vehicle space shall have a hard surfaced
parking pad of the same minimum dimensions forty feet (40') by twelve feet (12') for each
space.

Exposed ground surfaces in all other parts of a recreational vehicle park shall be covered
with stone screening or other approved organic material or protected with a vegetative
growth that is capable of preventing soil erosion and eliminating dust.

Recreational Vehicle Park Site Development Standards. Singular recreational vehicle park

spaces shall have the following standards:

a.

Grade not to exceed five percent (5%) per individual recreational vehicle park site.
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b.

One (1) water spigot for common use for every recreational vehicle space.

Open Space Areas. All recreational vehicle parks shall have at least one (1) recreation open

space area accessible from all recreational vehicle spaces: the cumulative size of the recreation
area shall not be less than ten percent (10%) of the gross recreational vehicle park area.

1.
12.
a.
b.
c.

Requirements for recreational vehicle park roadway systems are:

Access to recreational vehicle parks must be designed to minimize congestion and traffic
hazards on adjacent streets. All traffic ingress and egress from recreational vehicle parks
shall be through controlled entrance or exits.

Driveways and roads from the controlled entrance/exit points to the office/residence area of
the site and all parking areas for the office/residence use must be asphalt paved in
accordance with Carson City parking lot standards unless the public roadway accessing
the site is dirt or gravel, in which case these driveways may be hard surfaced. The
driveways or roads within the recreational vehicle park shall have the following width:
twenty-six feet (26') in width if a two-way street: and twenty feet (20") in width if a one-way
street.

All recreational vehicle park spaces shall be served by safe and convenient roadways
extending from the access points of the site to each vehicle space.

(1) Alignment and Grade. All internal recreational vehicle park site access roadways
shall be properly adapted to the topography of the site.

(2) Surfacing. All internal recreational vehicle park site access roadways and individual
vehicle parking spaces must be hard surfaced and well drained.

(3) Turnarounds. Roadways in excess of five hundred feet (500') shall be prohibited and
all cul-de-sac roadways shall include a sufficient turnaround area, minimum of ninety
feet (90') in diameter.

(4) Maneuvering Space.

(a) Each recreational vehicle park space shall provide one (1) parking space and
sufficient maneuvering space so that the parking, loading or maneuvering of
vehicles incidental to parking shall not necessitate the use of any public street,
sidewalk or right-of-way, or any private grounds not a part of the recreational
vehicle park site.

(b)  All roads and road structures shall be graded and surfaced and of sufficient
design to support the weight of twenty (20) ton vehicles.

(c) Dead end road shall have a turnaround at the closed end of at least ninety foot
(90") diameter measured at the outside of the traveled way.

(Ord. 2002-19 § 2 (part), 2002).

18.09.060 - Water system.

Water system shall comply with the latest Uniform Plumbing Code, as adopted by Carson City.

(Ord. 2002-19 § 2 (part), 2002).

18.09.070 - Sewage disposal.

1.

An adequate and safe sewerage system must be provided in all recreational vehicle parks for

conveying and disposing of all sewage. All systems must be designed, constructed and maintained
in accordance with all applicable state and city codes, requirements and standards. Where a public
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sewerage is available, connection must be made thereto subject to all necessary and appropriate
Carson City fees.

2. One sanitary station must be provided for every twenty-five (25) recreational vehicle park spaces or
fractional part thereof not having individual sewer connections and shall conform to the following
minimum standards.

a.

Each sanitary station must contain a trapped four (4) inch sewer riser pipe, connected to the
recreational vehicle park sewerage system, surrounded at the inlet end by a concrete apron,
that must have at a minimum a six hundred (600) square foot drainage area, sloped to the
drain, and provided with a hinged cover and a water outlet, with the necessary appurtenances,
connected to the recreational vehicle park water supply system to permit periodic washdown of
the drain area. The water supply must have a backflow prevention device.

Sanitary stations must be screened from view by fencing and/or landscaping and must be
located at least fifty feet (50') away from any recreational vehicle park space.

3. Approval of the sewage disposal system from the development services and environmental health
departments, and if over five thousand (5,000) gallons, approval by the Nevada Department of

Environmental Protection must be a condition of final approval.

4. Compliance with the latest Uniform Plumbing Code, as adopted by Carson City.

(Ord. 2002-19 § 2 (part), 2002).

18.09.080 - Electrical system.

All electrical systems must comply with the National Electrical Code as adopted by Carson City.

(Ord. 2002-19 § 2 (part), 2002).

18.09.090 - Accessory buildings and service facilities.

1. A central accessory building containing the necessary toilet and other plumbing fixtures must be
provided in recreational vehicle parks. Accessory buildings must be conveniently located within a
radius of five hundred feet (500') to the recreational vehicle park spaces to be served and must
conform to the following standards:

No. of
Vehicle
Spaces

1-10

11-20

21-30

Toilets:
Men

Toilets:
Women

Urinals:
Men

Lavatories:
Men

Lavatories:
Women

Showers:
Men

Showers:
Women

Other
Fixtures

1 service
sink with a
flushing rim

1 service
sink with a
flushing rim

1 service
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sink with a
flushing rim

1 service
31-40 2 4 2 3 3 2 2 sink with a
flushing rim

1 service
41-50 3 5 2 4 4 2 2 sink with a
flushing rim

1 service
51-60 3 6 2 4 4 3 3 sink with a

flushing rim

For recreational vehicle parks having more than sixty (60) recreational vehicle park spaces there
must be provided: One (1) additional toilet and lavatory for each sex per additional thirty (30) recreational
vehicle spaces; one (1) additional shower for each sex per additional forty (40) recreational vehicle
spaces; and one (1) additional urinal for each additional one hundred (100) recreational vehicle spaces.
The number of toilets, lavatories and showers for handicapped men and women must be as follows:

Recreational Vehicle Spaces Handicapped Facilities
01to 50 1
51 or greater 1.25% of total

All plumbing fixtures for toilets, urinals and showers shall be ultra low flow.

2. All uses and related facilities shall be subject to approval by the planning commission and shall be
shown on the plot plan when application for a permit is filed.

(Ord. 2002-19 § 2 (part), 2002).

18.09.100 - Refuse storage and insect control.

1. The storage, collection and disposal of refuse in the recreational vehicle park must be so conducted
as to create no health hazards or air pollution. The minimum standards for the handling of refuse
shall be as follows:
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a. All refuse must be stored in containers which are watertight and rodent proof and must be
located not less than fifty feet (50') and not more than one hundred fifty feet (150") from any
recreational vehicle park space. Containers must be provided in sufficient number and capacity
to properly store all refuse.

b. Refuse collection areas must be screened from view by fencing and/or landscaping.

c. All refuse containing garbage must be collected at least twice weekly or as necessary and
transported in covered containers to a disposal site approved by local law.

Grounds, buildings and structures must be maintained free of insect and rodent harborage and
infestation. Extermination methods and other measures to control insects/rodents shall conform to
requirements of existing laws.

Every person who is the owner of any animal must keep the same within the recreational vehicle
space area or shall keep the same under his or her control when not within the recreational vehicle
space but still within the confines of the recreational vehicle park. No person shall keep any such
animal unless its living area is kept clean and free from offensive odors, animal wastes and rodents,
flies, or any other offensive or unwholesome condition.

(Ord. 2002-19 § 2 (part), 2002).

18.09.110 - Fuel supply and storage.

1.

Liquefied petroleum gas containers installed on a recreational vehicle space shall be securely, but
not permanently, fastened to prevent overturning. Such containers must not contain a gross capacity
of more than sixty (60) U.S. gallons and must be located in approved storage area.

All fuel oil storage tanks or cylinders installed on a recreational vehicle space must be securely
fastened in place and must be located in approved storage areas. A gross capacity in excess of sixty
(60) U.S. gallons is prohibited.

(Ord. 2002-19 § 2 (part), 2002).

18.09.120 - Fire protection standards.

1.

All recreational vehicle parks shall be subject to the rules and regulations of the Carson City fire
department.

Fire Protection. In every recreational vehicle park there shall be installed and maintained fire
hydrants, and fire extinguishers of the number and size, and in such locations as may be required by
the fire department.

a. Where public water supply is available fire hydrants will be placed at a maximum of three
hundred feet (300') spacing and/or as determined by the fire department.

b. When a satisfactory public water supply is not available, requirements will be based upon
information contained in NFPA 1231 (suburban and rural fire fighting).

Recreational vehicle parks must be kept free of weeds, litter, rubbish and other flammable materials.

(Ord. 2002-19 § 2 (part), 2002).

18.09.130 - General regulations.

1.

Every owner or operator of a recreational vehicle park must maintain a register containing a record of
all vehicles and occupants. Such register shall be made available to authorized persons inspecting
the campground. Such register must contain:
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a. The names and addresses of the vehicle occupants;
b. The make, model and license number of any vehicles;
c. The arrival and departure date of the vehicles.

2. It is unlawful for any person to operate, maintain or permit the operation or maintenance of any
recreational vehicle park unless there is a caretaker, owner or manager in the park to enforce the
provisions of this chapter.

3. No recreational vehicle park shall be occupied unless a final inspection and written approval is
obtained by the environmental health department and a certificate of use occupancy has been
obtained from Carson City building department and applicable state departments.

(Ord. 2002-19 § 2 (part), 2002).

18.09.140 - Zoning requirements.

The user herein described is subject to any and all restrictions imposed by the zoning codes.
(Ord. 2002-19 § 2 (part), 2002).

18.09.150 - Violations.

Any person who violates or fails to comply with the provisions of this chapter, the owner of any
structure or land or part thereof, and any contractor, builder or agent employed in connection therewith,
who has assisted knowingly in the commission of any such violation, shall be guilty of a separate offense
and upon conviction thereof shall be liable to the penalties provided in this code.

(Ord. 2002-19 § 2 (part), 2002).

18.09.160 - Enforcement.

It is unlawful for any person to do any conversion, erection, alteration, addition, moving or
construction within a recreational vehicle park unless a permit has been applied for and obtained from
Carson City for all building, plumbing and electrical work in compliance with this or any other applicable
chapter. Any person, firm or corporation, whether as principal agent, employee or otherwise, violating any
provision of this title or violating or failing to comply with any order or regulation made under this title, is
guilty of a misdemeanor. Such person, firm or corporation is guilty of a separate offense for each and
every day during which such violation of this title or failure to comply with any order or regulation is
committed, confined or otherwise maintained.

(Ord. 2002-19 § 2 (part), 2002).

18.09.170 - Severability.

If any section, clause or provision of this chapter be declared by the courts to be invalid, such
invalidity must not affect other provisions of this chapter as a whole or any part thereof other than the part
so declared invalid, and to this extent the provisions of this chapter are declared to be severable.

(Ord. 2002-19 § 2 (part), 2002).
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Major Project Review

March 20, 2018

Sierra Skies RV Resort

Page 8

occupancy is issued. Until this certification is submitted and reviewed, approval

for use of a certificate of occupancy shall not be issued for the project.
{Development Standards, Division 1.3.3.7)

Exterior lighting installations shall include timers, dimmers, sensors or photocell
controllers that turn the lights off during daylight hours or when lighting is not
needed, which will reduce unnecessary lighting, as practical. Businesses are
encouraged to turn lighting down or off when businesses are not open.
{Devetopment Standards, Division 1.3.3.8)

Glare. Reflected glare on nearby buildings, streets or pedestrian areas shall be
avoided by incorporating overhangs and awnings, using building materials and
colors which are less reflective for exterior walls and roof surfaces, controlling
angles of reflection and placing landscaping and screening in appropriate
locations. {(Development Standards, Division 1.3.3.9)

Luminaries which have a maximum output of 500 lumen per fixture (equivalent to
one 40-watt incandescent bulb) regardless of number of bulbs may be left
unshielded provided the fixture has an opaque top to keep light from shining
directly up. Luminaries which have a maximum output of 850 lumen per fixture,
(equal to one B0 watt incandescent light} regardless of number of bulbs, may be
partially shielded, provided the bulb is not visible from off-site, no direct glare is
produced, and the fixture has an opaque top to keep light from shining directly
up. (Development Standards, Division 1.3.5.1)

Accent lighting. Architectural features may be illuminated by up-lighting or light
directed to the building, such as wall washing, provided that the light is
effectively aimed to or contained by the structure by such methods as caps,
decks, canopies, marquees, signs, etc., the lamps are low intensity to produce a
subtle lighting effect, and no light trespass is produced. The angle of up-lighting
shall not exceed 45 degrees. Luminaries shall not be installed above the height
of the parapet or roof. For national flags, statutes, public art, historic buildings or
other objects of interest that cannot be illuminated with down-lighting, upward
lighting may be used in the form of narrow-cone spotlighting that confines the
illumination to the object of interest, (Development Standards, Division 1.3.5.2)

All luminaries shall be aimed and adjusted to provide illumination levels and
distribution as indicated on submitted plans. All fixtures and lighting systems shall
be in good working order, cleaned and maintained in a manner that serves the
original design intent of the system. (Development Standards, Division 1.3.5.3}

. Floodlights that are not full cut-off (light emitted above the fixture) may be used if
permanently directed downward, not upward, and aimed at no more than a 45
degree angle, so no light is projected above the horizontal plane, and fitted with
external shielding for top and side to prevent glare and off-site light trespass.
Unshielded floodlights are prohibited. (Development Standards, Division 1.3.5.4)

Maintenance. All fixtures shall be maintained in good working order, with aiming,
angles, wattage and intensity as originally approved. Replacement bulbs shall
be the same or less wattage and intensity as originally approved. Fixtures and
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CARSON CITY OFFICE
340 N. Minnesota St.
Carson City, NV 89703-4152

Ph: 775/ 883-1600
Fax: 775/ 883-1656

Resource Concepts Inc

Engineering « Surveying « Water Rights
Resource & Environmental Services

WWW.rci-nv.com

Memorandum

DATE: December 20, 2018
TO: Carson City Planning Division
FROM: Rachel Kryder, P.E.

RCI PROJECT: Sierra Skies RV (18-135.5A)
SUBJECT: Special Use Permit Project Description

EXISTING SITE DESCRIPTION

The subject site is an approximately 38.61-acre undeveloped property located at 1400 Old Hot Springs
Road in Carson City, Nevada. The property is also known as Carson City Assessor’s parcel number 008-
123-40. The site is located north of Old Hot Springs Road and south of Arrowhead Drive. The property is
approximately 1,320 ft (1/4 mile) west of Goni Road and the west boundary of the Carson City Airport.

General Site Characteristics

The elevation of the subject property varies, with lower areas at the southern end of the property adjacent
to Old Hot Springs Road, and higher areas to the north and east side of the property. Most of the site has
been built up with fill materials excavated from construction of the nearby Interstate 580. Due to the prior
fill activities, no significant vegetation exists on the site, including any trees or shrubs. No existing
structures are located on the site, aside from a well shed in very poor condition. An existing drainage basin
is located in the southwest portion of the property and consists of the same fill material as the rest of the
site. The east portion of the site is higher than the remainder of the site, and includes side slopes up to
2:1. The site generally drains from north to south, with elevations ranging from approximately 4703 ft
adjacent to Old Hot Springs Road to approximately 4750 ft at the northeast corner of the property.

FEMA Flood Zone

The property is located almost entirely outside of the Federal Emergency Management Agency (FEMA)
Special Flood Hazard Area, classified as Zone X (unshaded). The most southern portion of the property,
adjacent to Old Hot Springs Road is located within the Zone X (shaded), which is not a Special Flood Hazard
Area, and is considered low risk for flooding. An excerpt of the Flood Insurance Rate Map (FIRM) is
included in the Technical Drainage Study, included as Attachment B. Based on information provided by
Carson City, there is a proposed revision to FEMA flood zones in this area, including new Zone AH along
the north and west boundaries of the site. The proposed development is designed to maintain and
improve drainage channels to convey stormwater in the affected areas on-site.

03 2018-12-20 SUP Project Description-Sierra Skies rk-jm L12-26.docx
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Project Description

Sierra Skies RV Resort, SUP
December 20, 2018

Page 2 of 8

Utilities

Existing water and sewer mains are located adjacent to the subject property within the right-of-way of
Old Hot Springs Road, as shown on the attached Site Plan. An 8-inch gravity-flow sanitary sewer line runs
within the right-of-way, which flows east to Research Way, then south to College Parkway where the
sewer joins an 18-inch diameter gravity main. A 16-inch water main is located south of the property within
Old Hot Springs Road, with associated existing fire hydrants and service connections to nearby properties.
In preparation for development of Sierra Skies RV Resort, water and sewer lines have been installed,
connecting to existing infrastructure in Old Hot Springs Road and extending to the north toward the
proposed development. The new infrastructure includes 10-inch fire protection and 4-inch potable water
lines with appropriate backflow protection and metering, as well as an 8-inch sewer line. A new fire
hydrant has been installed on-site, in addition to existing fire hydrants located along Old Hot Springs Road
to the east and west of the property entrance. In addition to the existing and recently installed fire
hydrants, new fire hydrants will be installed as part of this project; preliminary hydrant placement is as
shown on the plans. Hydrant flow testing was performed in September 2018 by Carson City Public Works,
which indicated there are adequate flows and pressures in the portion of the system the project will
connect to. Network hydraulic modeling will be completed in conjunction with utility design for the site.
Water use and sewer flow calculations are provided in the Water and Sewer Impact Letter, included with
this submittal.

Description of Proposed Development

The purpose of this Special Use Permit application is to allow Sierra Skies RV Resort, LLC to be a 180-day
extended stay RV resort with up to 277 RV spaces. The RV resort will include amenities including a
clubhouse, general store, bocce ball courts, restrooms, showers, laundry facilities, pet area, walking trails,
barbecue areas, and open space. Buildings will be traditional wood frame construction and will be high
quality with architectural interest. Draft architectural renderings are provided in Attachment E. Approximate
building square footages are as follows:

Clubhouse 6,180 SF

General Store 1,300 SF

Caretaker’s Residence 1,400 SF

Fitness Center 800 SF

Restrooms and Laundry 1,600 SF

Restrooms and Showers 1,590 SF (3 at 530 SF each)

Total Building Area 12,870 SF

Though some area is set aside for a future restaurant, this is not included in this submittal and is not
intended to be part of initial phases of development. Limited on-site RV storage is planned. No other
outdoor storage is included in this proposed development. A small propane tank will be on site to serve
the fire pit. No other hazardous materials are expected to be housed on-site, outside of commercial-grade
cleaning supplies, and landscape maintenance supplies. The RV Resort will be developed in three phases,
with the check-in building, managers residence, laundry facilities, and general store being completed in
the first phase, along with 127 RV spaces. An additional 79 RV spaces and shower/bathroom buildings as
appropriate will be developed as part of Phase 2, and Phase 3 will consist of development of 71 RV spaces,
shower and restroom facilities, clubhouse, and fitness center. A retaining/rockery wall will be developed
as part of Phase 1, located between the lower elevation Phase 1 area and the higher elevation Phase 3
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area. All roads within the RV park will be surfaced with asphalt paving, and every RV site will include water,
sewer, and electric service. Walking paths and open space will run throughout the development.

Landscaping will be included per Carson City standards and appropriate landscaping plans will be
developed as part of improvement plans.

Parking is provided at each RV space, as well as parking at the check-in/general store, each restroom,
clubhouse, and laundry facility. ADA spaces are included at each separate parking area.

Access

Access to the subject property is proposed from Old Hot Springs Road, with an emergency secondary
access to the west, connecting to Holly Way. The proposed main entrance from Old Hot Springs Road has
been recently constructed and is 35 feet wide (curb face to curb face) to accommodate large RVs. Trip
generation for the site includes AM and PM peak hour trips based on the number of RV spaces. Based on
the Institute of Transportation Engineers (ITE) Trip Generation Manual (2017), the AM peak hour trips for
the proposed development would be 58 for Campground/RV Parks (Code 260). The PM peak hour trips
for the proposed development would be 75. A full traffic study is not required based on Carson City trip
generation thresholds as defined in Carson City Development Standards Section 12.13.1:

The proposed development shall generate eighty (80) or more peak hour trips as determined
using the Institute of Traffic Engineers (ITE) trip generation rates or other such sources accepted
by the city engineer.

MASTER PLAN POLICY CHECKLIST

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 non-residential and multi-family residential development. This checklist is
designed for developers, staff, and decision-makers and is intended to be used as a guide only.

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 development can
help achieve the goals of the Carson City Master Plan. A check mark indicates that the proposed
development 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.
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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 development:

v" Meet the provisions of the Growth Management Ordinance (1.1d, Municipal Code 18.12)?

The proposed project does not include any additional residential development (other than the
manager’s residence) and will connect to existing infrastructure. No reduction in services is expected
due to this proposed development.

v' Use sustainable building materials and construction techniques to promote water and energy
conservation (1.1e, f)?

Building designs are not final but will be designed to be water and energy efficient per current building

codes. Landscaping will be designed and installed to be water efficient.

O Located in a priority infill development area (1.2a)?
The project is an infill project, but not located in a priority infill development area.

0 Provide pathway connections and easements consistent with the adopted Unified Pathways Master
Plan and maintain access to adjacent public lands (1.4a)?

While the project includes internal pathways, it does not include paths to adjacent properties or within

the adjacent right-of-way.

0 Protect existing site features, as appropriate, including mature trees or other character-defining
features (1.4c)?
There are no existing character-defining features on-site.

0 At adjacent county boundaries or adjacent to public lands, coordinated with the applicable agency
with regards to compatibility, access, and amenities (1.5a, b)?
The project is not adjacent to any county boundaries or public lands.

0 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, Appendix C)?

The project is not located within any identified mixed-use areas.

v"  Meet adopted standards (e.g. setbacks) for transitions between non-residential and residential zoning
districts (2.1d)?

The project meets adopted standards by providing a 100-ft setback, which will include landscaping and

walking paths adjacent to single-family residential use along the west side of the property.
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0 Protect environmentally sensitive areas through proper setbacks, dedication, or other mechanisms
(3.1b)?
There are no environmentally sensitive areas on the project site.

v Sited outside the primary floodplain and away from geologic hazard areas or follows the required
setbacks or other mitigation measures (3.3d, e)?

The majority of the site is outside 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. There are no known geologic hazard areas on the site. Based on information provided by
Carson City, there is a proposed revision to FEMA flood zones along the north and west boundaries of
the site. The proposed development is designed to maintain drainage channels to convey stormwater
in the affected areas on-site.

v Provide for levels of services (i.e. water, sewer, road improvements, sidewalks, etc.) consistent with

the Land Use designation and adequate for the proposed development (Land Use table descriptions)?
The site has access to existing water, sewer, and improved roadways. No new or improved off-site
infrastructure is anticipated. No negative effects to levels of service are anticipated.

0 If located within an identified Specific Plan Area (SPA), meet applicable policies of that SPA (Land Use
Map, Chapter 8)?
The site is not located within a Specific Plan Area.

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 development:

v Provide park facilities commensurate with the demand created and consistent with the City’s
adopted standards (4.1b)?

On-site outdoor and recreation areas and amenities will be available for guest use, walking trails, pet

areas, and bocce ball. These amenities are anticipated to meet recreation needs of guests.

0 Consistent with the Open Space Master Plan and Carson River Master Plan (4.3a)?
The project does not affect city-wide public open space and is not near the Carson River.

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, including broader range
of retail services in targeted areas, and include the roles of technology, tourism, recreational amenities,
and other economic strengths vital to successful community.

101

03 2018-12-20 SUP Project Description-Sierra Skies rk-jm L12-26.docx



Project Description

Sierra Skies RV Resort, SUP
December 20, 2018

Page 6 of 8

Is or does the proposed development:

0 Encourage a citywide housing mix consistent with the labor force and non-labor force populations
(5.1j)?

This project does not provide any permanent or long-term housing (other than the manager’s

residence).

0 Encourage the development of regional retail centers (5.2a)?
This project does not include retail sales outside of the general store, which is intended for guest use.
The development does support existing retail centers by bringing visitors to the area.

0 Encourage the reuse or redevelopment of underused retail spaces (5.2b)?
This project does help support existing businesses, but not specifically redevelopment of underused
retail spaces.

v Support heritage tourism activities, particularly those associated with historic resources, cultural
institutions and the State Capitol (5.4a)?

Due to the location adjacent to the Carson Hot Springs, the project may support an increase in visitors

to the hot springs resort. More generally, the project will bring in visitors who will visit heritage

tourism locations, as well as other tourism activities.

O Promote revitalization of the Downtown core (5.6a)?
The proposed project is not adjacent to the Downtown core, though it is expected that the increase in
visitors to the community will increase visitors to the Downtown core.

0 Incorporate additional housing in and around Downtown, including lofts, condominiums, duplexes,
live-work units (5.6¢)?

This project does not provide any permanent or long-term housing (other than the manager’s

residence).

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 development:

v' Use durable, long-lasting building materials (6.1a)?
The buildings on-site will be attractive and constructed of durable materials. Architectural elevations
are provided in Attachment E.

v" Promote variety and visual interest through the incorporation of varied building styles and colors,
garage orientation and other features (6.1b)?

The project will include attractive new buildings with articulation and interesting architectural

features, as shown in the architectural elevations shown in Attachment E.
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v' Provide variety and visual interest through the incorporation of well-articulated building facades,
clearly identified entrances and pedestrian connections, landscaping and other features consistent
with the Development Standards (6.1c)?

The project will include attractive new buildings with articulation and interesting architectural

features, as shown in the architectural elevations shown in Attachment E. Pedestrian paths,

connections, and building entrances will be clear and well-marked.

v' Provide appropriate height, density, and setback transitions and connectivity to surrounding
development to ensure compatibility with surrounding development for infill projects or adjacent to
existing rural neighborhoods (6.2a, 9.3b, 9.4a)?

The project will include buildings of appropriate height and project density, including screening and

setbacks to ensure compatibility with surrounding development.

0 Iflocated in an identified Mixed-Use Activity Center area, contain the appropriate mix, size and
density of land uses consistent with the Mixed-Use district policies (7.1a, b)?
The project is not located within an Identified Mixed-Use Activity Center area.

0 If located Downtown:
Integrate an appropriate mix and density of uses (8.1a, e)?
Include buildings at the appropriate scale for the applicable Downtown Character Area (8.1b)?
Incorporate appropriate public spaces, plazas and other amenities (8.1d)?

The project is not located Downtown.

0 Incorporate a mix of housing models and densities appropriate for the project location and size
(9.1a)?

This project does not provide any permanent or long-term housing (other than the manager’s

residence).

Chapter 7: A Connected City

The Carson City Master Plan seeks to 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 development:

v" Promote transit-supportive development patterns (e.g. mixed-use, pedestrian-oriented, higher
density) along major travel corridors to facilitate future transit (11.2b)?

The project is located along an existing paved street and is close to major arterials. The site is suitable

to facilitate future transit options. The nearest existing public transit bus stop is located less than %

mile to the east on Old Hot Springs Road.

¥v" Maintain and enhance roadway connections and networks consistent with the Transportation
Master Plan (11.2c)?

The project is adjacent to an existing paved road and near major arterials. No new roadways or public

roadway improvements are anticipated with the proposed development.
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0 Provide appropriate pathways through the development and to surrounding lands, including parks
and public lands, consistent with the Unified Pathways Master Plan (12.1a, c)?

The project includes pathways throughout the site, but they do not connect to any off-site paths or

trails. The proximity of an undeveloped Carson City Park property to the immediate north allows for

future direct connection to a park.

104

03 2018-12-20 SUP Project Description-Sierra Skies rk-jm L12-26.docx



Attachment A — Special Use Permit Findings

105



CARSON CITY OFFICE
340 N. Minnesota St.
Carson City, NV 89703-4152

Ph: 775/ 883-1600
Fax: 775/ 883-1656

Resource Concepts Inc

Engineering « Surveying « Water Rights
Resource & Environmental Services

WWW.rci-nv.com

Memorandum

DATE: December 20, 2018
TO: Carson City Planning Division
FROM: Rachel Kryder, P.E.

RCI PROJECT: Sierra Skies RV (18-135.5A)
SUBJECT: Special Use Permit Application Findings

CCMC 18.02.080(5) FINDINGS

1. Will be consistent with the objectives of the Master Plan elements

Sierra Skies RV Park is consistent with the objectives of the Carson City Master Plan. Please
refer to the Project Description for the Master Plan Policy Checklist

2. Will not be detrimental to the use, peaceful enjoyment, economic value, or development
of surrounding properties or the general neighborhood; and is compatible with and
preserves the character and integrity of adjacent development and neighborhoods or
includes improvements or modifications either on-site or within the public right-of-way
to mitigate development related to adverse impacts such as noise, vibrations, fumes,
odors, dust, glare or physical activity.

A. The project location is zoned for Tourist Commercial. Areas surrounding the project
location include several different zoning designations. To the east of the site is the
Carson City Airport, zoned for Public Regional. In between the project site and the
airport is an undeveloped parcel that is zoned as Public Community. To the north of
the project site are several undeveloped parcels that are zoned as Public Regional. To
the west of the project site there are several neighborhoods that include a zoning
designation of Single Family, 1 Acre. To the south of the project site is the Carson City
Hot Springs Resort, Sassafras Restaurant, and the Shoe Tree Brewing Co. The zoning
designation for these businesses is Tourist Commercial.

B. The project area is located near several businesses and the Carson City airport.
Developing this property will not decrease adjacent property values because it will
provide an aesthetically pleasing development that will bring visitors to the area,
which will provide economic benefit to surrounding and area-wide businesses. This
project is not similar to other existing development in the area but provides additional
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lodging and recreation options to tourists. In addition to tourists, pilots using the
Carson City airport will have a convenient location to stay for extended period.

The visual representation of the structures can be seen in Attachment E. Although the
structures are not similar to the existing residences and businesses in the area, the
proposed structures are high quality attractive construction that will improve the
aesthetic quality of the area. On-site landscaping will be attractive and will include
plants along the west boundary of the site that will effectively provide a visual barrier,
as well as landscaping buffers with attractive living material adjacent to the remaining
property boundaries.

This project received approval for development of an RV resort through the Major
Project Review (MPR) process in spring 2018 with 30-day stay. This application for
extended (up to 180 day) stay will not change the character of the RV resort or how
it is similar to or different from the surrounding development.

The Sierra Skies RV resort will provide a comfortable and attractive location for
travelers to stay and will benefit surrounding businesses. It is expected that visitors
to the resort will bring additional business to the Carson City Hot Springs Resort,
Sassafras Restaurant, and the Shoe Tree Brewing Co. given their close proximity.
Development of the RV resort will not negatively affect the development of
surrounding properties or the neighborhood as a whole. Care has been taken in
ensuring a large buffer, landscaping, and fencing will be included adjacent to the
residential properties to the west of the development to protect the residential
character and quiet enjoyment of that neighborhood.

The RV park will have outdoor lighting. All lighting will be in accordance with the dark
skies lighting ordnances. The lighting will not be facing any residential property and
will not be located along property boundaries. Internal pathway lighting will utilize
dimming technology to further reduce lighting on-site. Please see Attachment H for
lighting layout.

Due to the current undeveloped nature of the parcel and lack of natural vegetation,
landscaping will be an improvement to the parcel. Landscaping will be professionally
designed and installed throughout the site. The landscaping will include vegetation at
each of the RV spaces, elevated areas, and living fences. This will significantly increase
the visual appeal of the parcel.

The short-range and long-range benefits of the Sierra Skies RV Resort include
economic contribution in the form of short-term construction jobs and spending, and
long-term tourism economic benefit. A comfortable and modern RV resort with
amenities will persuade tourists to visit and stay in the Carson City area for a longer
period. Additionally, it will provide a convenient location for pilots to stay. Attracting
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more tourists will result in increased local revenue for retail, food, gas, dining,
entertainment, and recreation in Carson City.

3. Will have little or no detrimental effect on vehicular or pedestrian traffic.

Access to the subject property is proposed from Old Hot Springs Road, with an emergency
secondary access to the west, connecting to Holly Way. The proposed main entrance from
Old Hot Springs Road has been recently constructed and is 35 feet wide (curb face to curb
face) to accommodate large RVs. Trip generation for the site includes AM and PM peak
hour trips based on the number of RV spaces. Based on the Institute of Transportation
Engineers (ITE) Trip Generation Manual (2017), the AM peak hour trips for the proposed
development would be 58 trips for Campground/RV Parks (Code 260). The PM peak hour
trips for the proposed development would be 75 trips. Pedestrian connectivity along Old
Hot Springs Road is minimal, given the light industrial nature of the area, as well as the
fact that Old Hot Springs Road is a dead end west of the proposed development. The
proposed development does include a sidewalk connecting the RV resort with Old Hot
Springs Road for future pedestrian connection.

4. Will not overburden existing public services and facilities, including schools, police and
fire protection, water, sanitary sewer, public roads, storm drainage and other public
improvements.

A. The RV park is designed as a tourist destination. The project will not have any effect
on the school district or student population.

B. The project is not expected to have significant police and fire needs. There are a
limited number of structures on site, and no other materials that would pose a
significant fire risk. The development is designed with sufficient fire hydrants, fire
department connections for buildings, and access width for fire apparatus.

C. The water supply for the RV resort will be the Carson City water system. The water
main within Old Hot Springs Road is a 16-inch line, and the new water line connecting
to the City system is a 10-inch line for fire and 4-inch line for potable water. The water
pressure and supply are adequate for the development, and the development will not
adversely affect the surrounding area in terms of water supply. A fire hydrant flow
test was performed in September 2018, and a full Water and Sewer Study will be
completed and submitted with improvement plans for the project. Refer to
Attachment D, Water and Sewer Impact Letter, for estimated water use.

D. Storm water runoff for the project is designed to route drainage water to onsite
detention areas throughout the site. Refer to Attachment B, Technical Drainage
Study, for calculations and design of drainage infrastructure. Off-site runoff entering
the site will be routed similarly to the current condition, and stormwater discharge
will not increase in peak flow or velocity from the existing condition.
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5.

E. The project will connect to the Carson City sanitary sewer system. Refer to
Attachment D Water and Sewer Impact Letter, for details relating to the amount of
sewage that will be produced and the impacts on the city collection system. A Water
and Sewer Study will be completed and submitted with improvement plans for this
project. Based on information provided by Carson City, the sanitary sewer
infrastructure is sufficient to serve this project.

F. No off-site road improvements are proposed at this time in conjunction with this
project. A private paved access drive connecting the development area to Old Hot
Springs Road has already been completed.

Meets the definition and specific standards set forth elsewhere in Carson City Municipal
Code, Title 18 for such particular use and meets the purpose statement of that district.

CCMC 18.04.140 describes Tourist Commercial (TC) as:

The TC district is intended to permit a broad range of primary and accessory tourist
commercial uses to encourage tourism and to serve the visitor-related activities of Carson
City. All uses within this district shall be oriented toward the promotion, accommodation
and service of tourism and associated needs of the commercial tourist related activities
and services.

Sierra Skies RV Resort will meet the purpose of the designated zoning requirements. It will
provide the option for short or long term stays for RV tourists. It is conveniently located near
US HWY 395 and the Carson City Airport which provides tourists with quick access to highway
infrastructure. This project will attract tourists traveling by RV to the Carson City Area because
it provides a convenient location for tourists to explore the Carson City area for an extended
period of time, as well as a visually appealing RV resort with several amenities for a
comfortable stay.

The RV park adheres to the requirements in CCMC Section 18.04.195 (Non-Residential),
including minimum lot size and dimensions, minimum setbacks, and maximum height of
proposed buildings. The project will also adhere to airport-related requirements such as
maximum height of structures and other features.

Will not be detrimental to the public health, safety, convenience and welfare.

This project is designed to provide a convenient and comfortable experience for tourists,
without negatively affecting residents. Access to the proposed RV resort will be via Old Hot
Springs Road, separate from the residential area to the west of the project. The project will
help to safeguard public health by having adequate and modern utility infrastructure and
waste collection on-site. Public safety is not expected to be impacted by the development, as
a manager will be housed on-site for supervising the RV resort and attending to visitor’s
needs. The project will not create any health issues for the general public, and the park will
be safe for visitors and surrounding residents. Tourists visiting the RV resort for short or
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extended stays will positively contribute to the local economy through spending in retail, gas,
restaurants, entertainment, and recreation.

Will not result in material damage or prejudice to other property in the vicinity, as a
result of proposed mitigation measures.

The RV resort is surrounded by undeveloped land on two sides of the property. The
undeveloped land will not be degraded in any way during or after construction. There is a
large buffer area between the project location and the residential area to the west. The RV
resort construction will not impact the existing residences and once the RV park is in use, all
proper measures will be taken to ensure that residential properties are not disturbed. Traffic
and access during the construction period will not be limited for surrounding businesses.
Development of the property will improve drainage infrastructure in the area. Grading,
drainage, and landscaping design and construction on-site will not adversely impact adjacent
properties or make them less attractive or constructible in the future.
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ENGGINEEKS

December 14, 2018

Mr. Stephen Pottey

Carson City Development Engincering
201 North Carson Street

Carson City, Nevada 89701

Re: Sierra Skies RV Park Resori  T'rip Generation Letter

Dear Stephen:

This letter contains the findings of our trip generation review of the proposed Sierra Skies
RV Park Resort development located on Old Hot Springs Road west of Research Way in
Carson City, Nevada. The attached project site plan shows the 277 space RV Park,

Trip generation calculations are based on the Tenth Edition of ITE Trip Generation (2017),
The calculation sheets are attached for ITE land use #416 Campground / Recreational
Vchicle Park, We understand that the project will be subject to all the standard limitations
on operation lypical of RV Parks. Table 1 shows the trip generation summary.

TABLE 1
TRIP GENERATION

AM PCAK HOUR PM PEAK HOUR

LAND USE ADT TOTAL TOTAL
Campground / RV Park
277 Spaces N/A 58 75

As indicated in Table 1, trip generation for the RV Park includes 58 AM peak hour trips and

75 PM peak hour trips. No average daily trip data is provided in the ITE manual. A full
traffic study is not required based on c¢ity trip generation thresholds.

We trust that this information will be helpful to you. Please contact us if you have questions

{
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Resource Concepts Inc

December 20, 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 Sierra Skies RV Resort

Ms. Sullivan:

Resource Concepts, Inc. {RCI} has drafted this Water and Sewer Impact Letter in support of the Special
Use Permit Application for Sierra Skies RV Resort. This proposed project is located on 38.61 acres at 1400
Old Hot Springs Road in Carson City and consists of an RV Resort with up to 277 RV spaces and various
amenities including a clubhouse, manager's residence, general store, restrooms, showers, laundry
facilities, bocce ball, landscaping, open space, and walking paths. The RV Resort proposes a 180-day
extended stay, which is allowed only with a special use permit in the current TC (Tourist Commercial}
zoning. The proposed water and sewer improvements and demand, and the associated effect on Carson
City infrastructure are described below.

Water Demand

Projected water demand for the RV Resort consists of domestic and irrigation use for the RV spaces,
landscaping, and all other domestic use on the site, restrooms, showers, laundry facilities, clubhouse,
manager’s residence, and general store (collectively referred to hereafter as “Amenity Use”). Full hookups
are planned for each RV space. Projected water demands are summarized in the table below. The total
average day demand {ADD) is estimated to be 68,500 gallons per day (gpd).

Average Day

Use Category Demangd (epd)
RV Spaces (277 total) 41,550
Amenity Use 14,250
Landscape Irrigation 12,700
Total 68,500

The average day demand for RV spaces is calculated as 150 gpd per space. Note that this estimate is
conservative in that it does not make an occupancy assumption less than 100%. Landscaping irrigation
includes all water used for sutdoor plant watering, including trees, shrubs, and turf areas. The totalannual
irrigation demand of 4,623,100 gallons over an average of 32 irrigation weeks per year has been averaged
over 36S days for the average day demand. Both the Amenity Use and Landscape Irrigation estimates are
based on values determined previously for a slightly different conceptual layout proposed in 2016. Since
the amenities and landscaping remain similar, the estimates are almost unchanged.

CARSON CITY Engineering » Surveying « Water Rights LAKE TAHOE
340 North Minnesata St. Resources & Environmental Services 276 Kingsbury Grade, Ste. 206, Stateline, NV
Carson City, NV 89703-4152 PO Box 11796, Zephyr Cove, NV 89448-3796
{775) 883-1600 » fax: (775) 8831656 WWW.,rci-nv.com {775) 588-7500 » fax; (775) 580-6333
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The RV Resort will connect to recently constructed water infrastructure located within the subject
property and connected to the infrastructure within Cld Hot Springs Road. The existing water main within
Old Hot Springs Road is 16-inch diameter pipe. Fire hydrant flow testing was performed adjacent to the
subject property in September 2018, which indicated flow and pressures sufficient to serve the domestic
and fire flow requirements of the development. Appropriate design and modeling will be completed
during the design phase of the project, but the existing infrastructure size and pressures appear to be
sufficient to serve the project without significant adverse effects to the City’s water system.

Water infrastructure was recently installed to serve the subject property, inciuding a 10-inch water line
with backflow protection for fire protection as well as a 4-inch water line with reduced pressure backflow
assembly and meter per Carson City standards. An additional irrigation line, backflow assembly, and meter
will be installed as part of the proposed development. The 10-inch line will run throughout the project

property to provide fire protection via adequately spaced fire hydrants and fire sprinklers in buildings as
necessary.

Fire Flow

The fire flow required is governed by the demand of the Jargest proposed building, which is the clubhouse
at approximately 6,180 SF. For Type V-B construction, the required fire flow for this square footage is
2,250 gpm for 2 hours, according to the International Fire Code (IFC). As required by the Nevada State Fire
Marshal, an electronically monitored fire sprinkler system will be installed in the club house. The IFC allows
for a 50% reduction in the required fire flow with an approved automatic sprinkler system. The minimum
required fire flow is 1,500 gpm, so in this case the minimum flow requirement is 1,500 gpm.

Hydrant flow testing and preliminary network hydraulic modeling indicates sufficient flow and pressure
to serve fire flow required throughout the project.

Sewer Flows

Full hookups including sewer connections are proposed for each RV space. Resort amenities will also
contribute to sewer flows, including manager’s residence, clubhouse, laundry facilities, showers, and
restrooms.

Average Sewage
Use Category Flow {gpd)
RV Spaces {277 total) 27,700
Amenity Flow 5,970
Total 33,670

Per NDEP design guidelines for on-site sewage disposal systems, the estimated daily flow of sewage for
RV Parks with water connections is 100 gallons per RV space. Flow rates for other uses, including the
office, general store, laundry, and restrooms, are based on NDEP design guidelines. The residential flow
is included as 350 gpd.

Att D-Water and Sewer Impact Letrer 2018-12-20 rk- L12-26.docx
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Hope Sullivan, Planning Manager
December 20, 2018
Page 3

On-site sewer collection infrastructure will include 8-inch diameter gravity sewer lines, which will connect
to existing 8-inch PVC sewer within Old Hot Springs Road. Based on information from Carson City Public
Works, the existing gravity sewer within Old Hot Springs Road has available capacity and connects to 18-
inch PVC sewer at College Parkway, which also has available capacity.

Based on the projected water demand, required fire flow, and sewer flows, as well as the City’s existing
water and sewer systems, no significant adverse impacts are expected from the proposed development.

Sincerely, S

Rachel Kryder, P.E.
Project Engineer &

A
¥ A3
RK o._213¢j
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Attachment F — Taxes Paid to Date
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12/18/2018

Secured Tax Inquiry Detail

Treasurer Home Assessor Data Inquiry

Back to Last Page

Secured Tax Inquiry Detail for Parcel # 008-123-40

Property Location: 1400 OLD HOT SPRINGS RD
Billed to: SIERRA SKIES RV RESORT LLC

P O BOX 1781
CARSON CITY, NV 89702-0000

Outstanding Taxes:

Prior Year

Current Year
08/20/18
10/01/18
01/07/19
03/04/19

Totals:

Tax Penalty/Interest

1,790.60
1,790.00
1,790.00
1,790.00

7,160.60 .00

Roll #: 016218
District: 2.4
Tax Service:
Land Use Code: 140 Code Table
Total Amount Paid Total Due
No Taxes Owing

1,790.60 1,790.60 .00
1,790.00 1,790.00 .00
1,790.00 1,790.00 .00
1,790.00 1,790.00 .00

7,160.60 7,160.60
Payment Cart History

Additional Information

2016-17 2015-16  2014-15
3.5200 3.5200 3.5400

2018-19  2017-18
Tax Rate  3.5700 3.5700
Tax Cap Percent 4.2 2.6
Abatement Amount 7,312.71  7,601.32

http://www.ccapps.org/cgi-bin/tcw100p?CGIlOption=Detail&Parcel=812340

2

Tax Year: 2018-19

3.2 3.0
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ABOVE GRADE FOOTING

DENOTED AS ON PLANS
FIXTURE SYMBOLS
S1 53w
S2 78W
S3 78W
S4 78W
B1 78W
Wi
LIGHTING SHEET NOTES:

FLUSH FOOTING

1 CONDUCTORS FOR SITE LIGHTING TO BE 2- #10 THHN CU + 1- #10

GROUND UNLESS NOTED OTHERWISE

2 LIGHTING CIRCUIT ROUTES THOUGH 2-POLE 208V PHTOCELL FOR
DUSK TO DAWN OPERATION. USE INTERMATIC K4223C OR EQUAL

GENERAL NOTES:

CONDUITS TO BE BURIED A MINIMUM OF 24" UNDER ROADWAYS AND 18" IN

LANDSCAPE AREAS PER NEC TABLE 300.5

VERIFY LOCATIONS OF IRRIGATION CONTROLLERS AND PROVIDE A 120V

DEDICATED CIRCUIT

AREA LIGHTING TO BE HIGH/LOW WITH MOTION SENSOR INTEGRATED INTO TI

LUMINAIRE ASSEMBLY

DESIGN/BUILD CONTRACTOR

These plans are prepared and submitted by the contractor as an exemption to NRS
623.330 for work under the contract's license category authorized under NRS 624

BRIGGS ELECTRIC, INC.

Company Name

C2 41943 /| UNLIMITED

Contractor License Number / Limit

GREG DYE
Plans Prepared By:

GREG DYE

Electrical Contractor Representative or Q.I.

3/31/2020

Contractor Expiration Date

12/10/18
Signature

DESIGN BUILD SERVICES

SIERRA SKIES RV RESORT Briggs Electric Inc.

REVISIONS

TITLE: ELECTRICAL SITE PLAN LIGHTING

JOB NO:

SHEET

OF

5111 CONVAIR DRIVE
CARSON CITY, NV 89706
Ph. (775) 887-9901 Fax. (775) 887-9454
NV Contractors License Number: C-2 41943

1

SCALE: AS NOTED
DATE: 12/10/2018/
DWN BY: TO
CKBY: GD

1400 OLD HOT SPRINGS ROAD

2
3
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Ph. (7142 544-2500 Fax. (714) 544-4071
CA Contractors License Number: C-10 297836

14381 FRANKLIN AVE. TUSTIN, CA 92780

CARSON CITY, NEVADA
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GREG DYE

Electrical Contractor Representative or Q.I.
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SHEET

Company Name
C2 41943 /| UNLIMITED

Contractor License Number / Limit

3/31/2020
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Don and Jennifer Frederick
1050 Holly Way
Carson City, NV 89706

Dear Carson City Commissioners,

My wife and | own the home at 1050 Holly Way, adjacent to the proposed RV park development. We
are not able to attend the hearing on January 30th, however we have several concerns and are writing
a public comment we would like considered.

We strongly oppose the RV park development. That neighborhood consists of larger acreage, single
family, residential homes. We feel that the extended stay is, in essence, a trailer park in disguise and
will devalue our property and living situation. We purchased a 1 acre plot specifically because we
desired the peace and quiet, as well as solitude and privacy from neighbors - an RV park next door will
completely invalidate what we have worked so hard to purchase and invest in. Summarized next are our
main concerns:

Extended Stay: We do not want people in temporary living situations adjacent to our property — 30 days
is a temporary living situation and 180 days is literally an apartment lease term agreement length. With
these lengths of stay, it's hard to imagine something other than a semi-permanent living situation
directly across the fence from our home. Further, without enforcement, how can we be assured of even
30 day limits let alone a 180 day limit?

Proximity: Planned 'back-in spaces' and a walking path are shown directly adjacent to our property. We
think this will invite peeping from nearby 'campers' and we feel very uncomfortable with strangers
walking directly along our fence. Not to mention people smoking and littering cigarette butts or airing
their dogs along the path thereby antagonizing our dog in our backyard. Or staring at our children
playing.

Noise and light pollution: As a 'resort,' people will likely be in a vacation mentality which leads to

partying and a non-work oriented bed time. Beyond the noise, the lights necessary in a 24 hr. resort are
not something we want blaring through our bedroom window all night long, or excessively loud chatter
and intoxication-driven arguments and excitement.

Well Water Poisoning: While the water source for the proposed RV Park may come from the city, the

large amount of landscaping will necessitate pesticide/herbicide use, as well as vehicle pollution (oil/gas
spillage) directly to the ground, contaminating the ground water. Our well is our sole source of water,
and it is located only ~100 feet from the proposed border of the RV Park. This will poison the water our
family drinks.

In conclusion, we are strongly opposed to the development of the adjacent property as an extended
stay RV resort.

Sincerely,

Don and Jenn Frederick
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