STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF SEPTEMBER 25, 2019
FILE NO: TPUD-19-142 AGENDA ITEM: E.2
STAFF CONTACT: Heather Ferris, Associate Planner
AGENDA TITLE: For Possible Action: Discussion and possible action regarding a Tentative
Commercial Planned Unit Development that would create 227 RV lots for sale on property zoned

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

STAFF SUMMARY: The Planned Unit Development would allow for the sale of individual RV
lots. Amenities would include a sales office, gate house, clubhouse (with restroom and laundry
facilities), maintenance building, pool, tennis court, pickleball court, café, a 9-hole putting golf
course, and open space. The Board of Supervisors is authorized to approve a Tentative
Subdivision Map. The Planning Commission makes a recommendation to the Board.

RECOMMENDED MOTION: | move to recommend to the Board of Supervisors approval of a
Tentative Planned Unit Development TPUD-19-142, based on the findings and subject to the
conditions of approval contained in the staff report.

VICINITY MAP:

Project Site
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RECOMMENDED CONDITIONS OF APPROVAL.:

The following are conditions of approval required per CCMC 18.02.105.6

1.

2.

10.

11.

All final maps shall be in substantial accord with the approved tentative map.

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

Lots not planned for immediate development shall be left undisturbed and mass grading
and clearing of natural vegetation shall not be allowed. Any and all grading shall comply
with city standards. A grading permit from the Nevada Division of Environmental
Protection shall be obtained prior to any grading. Noncompliance with this provision shall
cause a cease and desist order to halt all grading work.

All lot areas and lot widths shall meet the zoning requirements approved as part of this
tentative map with the submittal of any final map.

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

Placement of all utilities, including AT&T Cablevision, shall be underground within the
subdivision. Any existing overhead facilities shall be relocated prior to the submittal of a
final map.

The applicant must sign and return the notice of decision for conditions for approval
within 10 days of receipt of notification after the Board of Supervisors meeting. 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.

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

The applicant shall adhere to all city standards and requirements for water and sewer
systems, grading and drainage, and street improvements.

The applicant shall obtain a dust control permit from the Nevada Division of
Environmental Protection (“NDEP”). The site grading must incorporate proper dust
control and erosion control measures.

A detailed storm drainage analysis, water system analysis, and sewer system analysis
shall be submitted to Development Engineering prior to approval of any final map.
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Prior to recordation of the final map for any phase of the project, the improvements
associated with the project must either be constructed and approved by Carson City, or
the specific performance of said work secured, by providing the city with a proper surety
in the amount of 150 percent of the engineer’s estimate. In either case, upon acceptance
of the improvements by the city, the developer shall provide the city with a property surety
in the amount of 10% of the engineer’s estimate to secure the developer’s obligation to
repair defects in workmanship and materials which appear in the work within 1 year of
acceptance by the city.

A “will serve” letter from the water and wastewater utilities shall be provided to the
Nevada Health Division prior to approval of a final map.

The district attorney shall approve any CC&R’s prior to recordation of the first final map.

All lot areas and lot widths shall meet the zoning requirements approved as part of this
planned unit development with the submittal of any final map.

The applicant shall preserve as many trees as practicable within the common open space
areas. Mature trees damaged by fire and others in poor health shall be removed only
after approval of the Planning Division.

The Owner’s Association or similar entity shall maintain all common open space areas
including the area devoted to guest parking.

Specific Conditions to be included in the Design of the Improvement Plans, to be met
prior to approval of the construction permit:

18.

19.

20.

21.

22.

Prior to issuance of any site improvement permit or building permit, the applicant at his
expense shall have the subject property’s northern and eastern property lines 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 site improvement plans must include a turning path analysis of the following
intersections: Goni Road and Old Hot Springs Road; Research Way and College
Parkway; and OIld Hot Springs Road and Research Way. Should the analysis
demonstrate the RV’s will be unable to make the turns without crossing over the
centerline of the road, necessary improvements shall be made consistent with the
analysis.
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33.

34.
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The site improvement permit must include a stop sign warrant analysis for the
intersection of Old Hot Springs Road and Research Way.

The sewer and water utility plans must be reviewed and approved by NDEP prior to
issuance of a construction permit.

Mass grading of phases that are not slated for immediate development will not be
allowed. Grading permits must be approved with the respective site improvement permit.

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 construction recommendations of the geotechnical report must be implemented in
the site improvement permit plans. The site improvement permit application must include
a written description of how these recommendations have been implemented in the
grading plans, and standard details must be included in the grading plans as necessary
for clarity.

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 and
eastern property line, adjacent to the City’s property. All fencing shall be installed with
Phase 1 of the project.

A lighting plan, including a photometric survey, consistent with 1.3 of the Development
Standards, shall be submitted for review and approval by City staff.

The site improvement permit plans 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 the site
improvement permit.

Access onto 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.

A landscape plan consistent with Division 3 of the Development Standards is required for
review and approval by the staff. The landscape plan shall include plans for the
landscape buffer around each individual lot.

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 plant material replacement necessary to maintain the landscape buffer will be
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the responsibility of the property owner in perpetuity. The plant material and landscape
buffer shall be irrigated with an automatic drip irrigation system.

Carson City is a Bee Friendly USA City. As a result, the applicant shall use
approximately 50% pollinator friendly plant material for any required landscape or open
space areas on the project site, but not within the buffer area referenced in 34 above.

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.

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

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/oeaaal/external/portal.isp

The site improvement permit shall include placement of signage notifying guests of the
resort’s proximity to the airport. 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.

Conditions to be Addressed with the Final Map:

40.

41.

42.

The final map must note that all on-site sewer, water, and storm drain utilities are to be
privately owned and maintained. The CC&R’s must speak to the maintenance of these
utilities.

Drainage and utility easements must be granted over the lots where drainage and/or
water or sewer mains cross lots.

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.

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

43.

44.

Except as modified by these conditions, the resort shall operate consistent with the
requirements of Carson City Municipal Code 18.09 (Recreational Vehicle Parks).

Maintenance of the fences and vegetative screening shall be the responsibility of the
owner’s association or similar entity, in perpetuity. The Parks, Recreation & Open Space
Department will not be responsible for maintenance of any fences, landscaping, or open
space associated with this development.
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The resort management shall require all owners and renters, as a condition of staying in
the resort, to be notified of the airport and associated noise. The owners and/or renters
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.

There shall be no dwelling unit constructed within the PUD. Each individual RV space lot
owner may improve their lot with landscaping, pavers, and acceptable accessory
structures. Accessory structures permitted within each individual RV space lot may
include a fire place or fire ring (either built-in or not), an outdoor kitchen with grill (either
built-in or not), and a coach house (maximum 12'x16’ in size, and may include a
restroom, wetbar, washer/dryer, and seating area). Coach houses may not include
sleeping areas and cannot be occupied when an RV is not present on-site.

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

All recreational vehicles permitted within the development shall be fully self-contained
including a full restroom with a toilet and shower for the occupants of the RV.

Owner and/or guest stays may be no longer than 180 days continuously. Owners and/or
guests must vacate the park, remove all personal property, and be unregistered for a
period of 30 days prior to being able to return. For the purposes of this requirement, a
180 day stay is considered to be continuous unless the tenant vacates the premises for a
minimum of 30 days in aggregate during that period.

LEGAL REQUIREMENTS: CCMC 17.09 (Planned Unit Development); CCMC 17.07 (Findings);
NRS 278.330 (Tentative Map); NRS 278A (Planned Development)

MASTER PLAN DESIGNATION: Community/Regional Commercial (C/RC)

ZONING DISTRICT: Tourist Commercial (TC)

KEY ISSUES: Is the Tentative Planned Unit Development consistent with the Master Plan and
zoning designations? Does the proposal meet the Tentative Map requirements and other
applicable requirements?

SURROUNDING ZONING AND LAND USE INFORMATION:

NORTH: Public Regional (PR)/City owned open space

EAST: Public Community (PC)/Carson City Airport Authority property

WEST: Single Family 1 Acre (SF1A)/residential

SOUTH: Tourist Commercial (TC)/Carson Hot Springs resort, restaurant, 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: 1,344 s.f. sales office/welcome center; 7,029 s.f. clubhouse, 1,008 s.f. café,
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224 s.f. bathhouse, 142 s.f. gate house, 800 s.f. maintenance building.
PARKING: 489 total; 454 spaces (two at each RV space) plus 35 additional spaces throughout
the resort.

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.

SUP-18-181: Special Use Permit for a 277 space recreational vehicle park with a maximum stay
of 180 days, approved by the Planning Commission on January 30, 2019.
Appealed and approval upheld by the Board of Supervisors on April 4, 2019.

CPUD-19-087: Conceptual Planned Unit Development review for commercial Planned Unit
Development consisting of a recreational vehicle resort facility with individual RV
lots available for sale completed June 18, 2019.

BACKGROUND:

In January 2019 the Planning Commission approved a Special Use Permit for an RV resort with
277 RV spaces and amenities with a maximum stay of 180 days. Neighboring property owners
appealed the Planning Commission’s approval and at its April 4, 2019 meeting the Board of
Supervisors upheld the Planning Commission’s approval with the addition of one condition of
approval.

On June 18, 2019 the applicant participated with City staff in a Conceptual Planned Unit
Development review (CPUD-19-087) for the proposed development per the Planned Unit
Development process outlined in Carson City Municipal Code (CCMC) 17.09.

The purpose of the Conceptual Planned Unit Development review is for City staff to provide
comments to the applicant regarding City requirements for the proposed project.

The Conceptual Planned Unit Development proposal consisted of 227 recreational vehicle space
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lots on a 38.61 acre parcel located on Old Hot Springs Road.

DISCUSSION

The applicant is now requesting approval of a Tentative Commercial Planned Unit Development
for an RV resort, with 227 individual RV space lots for sale, and common area parcels with open
space and amenities. As proposed, RV space lots may also be rented when owners are not
utilizing them. RV space lot owners and/or paying guests would be limited to a maximum of a
180 day stay. The typical RV space lot will be 40 feet wide by 90 feet deep, with larger lots on
the eastern portion of the site. An owners association or similar entity will be established to
maintain all of the common areas and amenities. Amenities will include a sales office, gate
house, clubhouse (with restroom and laundry facilities), maintenance building, pool, tennis court,
pickleball court, café, a 9-hole putting golf course, and open space. The RV lots will be able to
be improved by the owners, including landscaping and the ability to construct small accessory
structures, including an outdoor kitchen with grill, fire place or fire ring, and coach house
(maximum of 12’x16’ in size and may include restroom, washer/dryer, wet bar, and/or seating
area).

Each RV lot will have full water, sewer, and electric service. Open space is included throughout
the development. A total of 489 parking spaces are provided. This includes two parking spaces
at each RV space as well as 35 additional spaces throughout the development. The applicant is
proposing development in two phases. Each phase will include the construction of the
necessary infrastructure as well as the following phase specific improvements:

e Phase 1: All buildings and amenities; 132 RV lots;

e Phase 2: 95RV lots.

The applicant is proposing primary access from Old Hot Spring Road with an emergency
secondary access to the west connecting to Holly Way. The previously approved Special Use
Permit for the Sierra Skies RV Park was only required to provide a single fully functional access
plus emergency access. The applicant is requesting the same requirement be applied to the
TPUD.

Per Carson City Municipal Code (CCMC) 17.09.005, the purpose of the Planned Unit
Development (PUD) is to encourage more efficient use of the land and of public and private
services in Carson City; to reflect the changes in technology of land development so the resulting
economies benefit Carson City, and to preserve or provide open space, protect natural, cultural
and scenic resources, minimize road building and encourage stable, cohesive neighborhoods
offering a mix of housing types. The PUD allows for flexibility of land development regulations,
while controlling development in the best interest of the ecology, economy, public health, safety,
morals, and general welfare of the citizens.

In general, a PUD is similar to an overlay zone. The allowable uses are limited to those uses
allowed in the underlying zoning district, and may be further limited. The allowable density is
limited to the density allowed in the underlying zoning district per the provisions of CCMC
17.09.025. CCMC 17.09.040.4(g) allows for an applicant to request modifications to Carson
City’'s land use regulations otherwise applicable to the subject property. This allows for
regulations, applicable to the PUD, to be either more restrict or less restrictive than the
underlying zoning. The general concept is that the balance of the land can be used as open
space and recreational amenities. Per the provisions of CCMC 17.09.100, 30 percent of the
gross area of the site must be set aside for open space.
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The applicant is not seeking to modify any allowable land use. The applicant is seeking to
modify the following standards:

e Lot size: The Tourist Commercial zoning district requires a minimum lot size of 6,000
square feet. The applicant is proposing a reduced lot size. As proposed, the typical lot is
approximately 40°x90’ in size with the smallest lot being 3,275 square feet in size and the
largest lot being 9,269 square feet.

e Parking: Parking requirements for RV parks are not specifically listed within the City’s
parking standards (Division 2 of Carson City Development Standards). Carson City
Municipal Code 18.09.050 requires parking for one vehicle or one recreational vehicle per
RV space. The applicant is proposing parking for one RV and two additional vehicles per
RV space/lot. One car/truck parking space would be used for the parking of the lot
owner’s tow vehicle and the additional parking space provided within each space/lot will
provide parking for guests. Additionally, 35 parking spaces will be provided near the
clubhouse and sales/welcome center in the center of the development.

o Restrooms/showers: As proposed, all recreational vehicles permitted within the
development will be fully contained including a full restroom with a toilet and shower for
the occupants of the RV. The applicant is requesting a reduction in the number of
restrooms/showers provided throughout the development. The accessory buildings,
including the clubhouse, sales office, and café, will include restrooms. Shower facilities
will be provided in the clubhouse. The intent is for the individual RV to serve as the
primary bathroom and shower facilities.

Per the provision of CCMC 17.09.045, the Planning Commission reviews requests for TPUDs,
and makes a recommendation to the Board of Supervisors based on the ability to make the
findings of fact identified in CCMC 17.07 in the affirmative

Development requirements of a Planned Unit Development (PUD):

Timing of Development (CCMC 17.09.020)

The applicant has proposed a specific phasing plan. Per the provisions of CCMC 17.09.020, the
construction and development of all approved amenities, including open space and support
facilities shall occur no later than the construction or development of 25 percent of the dwelling
units. It should be noted, this project does not propose the construction of dwelling units;
however, all recreational amenities will be constructed as part of phase 1. Each phase would
include all necessary infrastructure associated with that phase as well as the following:

Phase 1: All buildings and recreational amenities; and 132 RV space lots.
Phase 2: 95 RV space lots.

Density of Land (CCMC 17.09.025)

CCMC 17.09.025 identifies the maximum density allowed based on the underlying zoning
classification. For commercial or industrial planned unit developments, the municipal code
allows an increase of up to 25% of the maximum lot density (amount of total gross square
footage of commercial or industrial use). It should be noted the applicant is well under the
density allowed per the supplemental standards for an RV Park as outlined in CCMC 18.09.050,
which allows for a maximum of 30 RV spaces per acre. The applicant is proposing a density of
5.88 RV space lots per acre.

Specific Design Standards (CCMC 17.09.95)
The minimum site area for a PUD may not be less than 5 acres. The subject property is 38.61
acres in size.
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The minimum number of units in the PUD shall not be less than five dwelling units. As noted
above, the PUD proposes a commercial use. No dwelling units are proposed for construction.

The code does not dictate a lot area, width, height, size or setback requirement for the Tourist
Commercial zoning district.

Except fences, no structure may be located within 20 feet of the periphery boundary of the PUD.
As designed, no structures are proposed within 20 feet of the boundary of the PUD, with the
exception of fences. This will be enforced in the development review process.

The height of the buildings in the PUD is as allowed in the underlying zoning district. A
maximum 45’ height limit is allowed in the Tourist Commercial zoning; however, height will be
limited to a maximum of 26 feet per the Recreational vehicle park requirements as outlined in
CCMC 18.09.050.

Parking standards are required to meet Division 2 of the Development Standards. Parking
requirements for RV parks are not specifically listed within Division 2. Carson City Municipal
Code 18.09.050 requires parking for one vehicle or one recreational vehicle per RV space;
however, there is no overall standard provided. The applicant is therefore proposing parking for
one RV and two additional vehicles per RV space lot. One car/truck parking space would be
used for the parking of the lot owner’s tow vehicle and the additional parking space will provide
parking for guests. Additionally, 35 parking spaces will be provided near the clubhouse and
sales/welcome center in the center of the development.

Sidewalks are required on all public and private streets. All interior roads will be private. The
street section provided for the interior roads are consistent with what is required of an RV park
development.

Underground utilities (water, sewer, gas, electricity, telephone, cable television) shall be required
in all PUD’s prior to any street paving. Utilities will be provided underground prior to street
paving.

Drainage on the internal private and public streets shall be as required by the Development
Engineering Department. A conceptual drainage study has been submitted with the application.
Engineering has recommended a condition of approval that common storm drain utilities are to
be privately owned and maintained.

Fire hydrants shall be provided and installed as required by the Fire Department. This will be
enforced at the time of the construction plan. The Fire Department has already provided
comments that hydrants must be provided every 500 feet.

Pursuant to CCMC 17.09.015.2 uses allowed in a commercial or industrial planned unit
development are limited to permitted uses within the underlying zoning district. 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 be met. RV Parks with maximum stays of 180 days require review and
approval of a Special Use Permit. However, a Special Use Permit is not required in this case
because the applicant is proposing a Planned Unit Development. In order to ensure an efficient
method for processing a Tentative Planned Unit Development, Carson City Municipal Code
17.09.030 incorporates all procedures with regard to the division of land, zoning map
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amendment, and regulations otherwise applicable to the property, with respect to the approval or
disapproval of the Planned Unit Development.

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 Tentative Planned Unit Development 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 Planned Unit Development, consisting of an RV resort
with lots for sale, 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 Tentative Planned Unit Development (TPUD) 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 PUD 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
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.

4.  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)
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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/lot will provide for parking for 1 recreational vehicle and
2 cars/trucks. An additional 35 parking spaces are provided near the sales office
and clubhouse/amenities in the center of the site.

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 within the development.
These include a sales office (1,344 sf), a clubhouse (7,029 sf), a café (1,008 sf), a
bathhouse facility (224 sf), and a maintenance building. Additionally, the applicant is
proposing recreational amenities including a pool, tennis court, pickleball court, 9-
hole putting golf course, and open space throughout the development.

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. The clubhouse is shown as
having a maximum height of 28 feet to the peak of the tallest portion of the roofline;
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 the smallest RV space/lot is over 3,200 square feet, with a minimum of a

20°x60’ paver area for parking the RV and vehicle(s). The remainder of the lot will be

landscape area.

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
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street right-of-way line or exterior boundary line: twenty feet (20').

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

Eastern Property Line- 20+ feet
Northern Property Line- 60 feet
Western Property Line- 91+ 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 227 RV space lots on a 38.61 acre site with a total density of 5.88
spaces per acre. Each of the two phases 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 front-in and back-in spaces/lots
being provided with a minimum of 18.5 feet from the access roads, providing for
vehicle parking in front of or behind the RV (depending on whether it is a front-in or
back-in space).

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

The plans provided with the application indicate a generous sized spacellot, a
minimum of 40 feet wide, which provides approximately 20 feet between individual
RV pads, 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 spacesl/lots 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.

Each RV pad is 20 feet wide to accommodate most RV’s; however, each lot is a
minimum of 40 feet in width providing additional space for 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
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(12') for each space.

Each RV space/lot is a minimum of 40’ by 90’ with a 60’ by 20’ RV pad. Each pad is
proposed to be finished in pavers.

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/lots, will be landscaped
consistent with the Landscape Standards found in Division 3 of the Carson City
Development Standards. Portions of the lots will be left un-landscaped to allow for
the lot owners to improve their lot after purchase.

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% with steep slopes on the perimeter of
the property. As proposed each RV space/lot 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 lot. 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.

The applicant is proposing a Tentative Planned Unit Development which requires a
minimum of 30% Open Space. Open space surrounds the entire site and is
accessible from the RV spaces. Additionally, because of the generous sized lots,
there will be Open Space incorporated into each lot.

Per CCMC 17.09.100 all PUD’s are required to set aside a minimum of 30% of the
gross area of the site as open space. Private open space may not be applied
towards more than 25 percent of the total open space requirements.

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.

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.
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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 September 6, 2019. As of the writing of this report, staff has received two letters
(attached) in opposition to this project. Concerns cited include a RV’s being used as a
permanent residence; additional permanent structures such decks and shed; and safety with
regard to the proximity of the airport. Any additional comments that are received after this report
is completed will be submitted to the Planning Commission prior to or at the meeting on
September 25, 2019, 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 currently adopted edition of the International Fire Code and
the northern Nevada fire code amendments.

2. Project still doesn’t comply with the hydrant spacing per IFC (2018) Appendix C on
numerous streets. Hydrant spacing should be 500'.

3. Recreational fires and permanent fire pits must be at least 25’ from any structures or
combustible material.

4, Portable fire pits/outdoor fireplaces must be at least 15’ from any structure or combustible
material and must be operated in accordance with the manufacturers instruction (i.e.
ember screen in place).
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Engineering Division:
The Engineering Division has no preference or objection to the tentative map request provided
that the following conditions of approval are met:

e The site improvement plans must include a turning path analysis of the following
intersections: Goni Road and Old Hot Springs Road; Research Way and College
Parkway; and Old Hot Springs Road and Research Way. Should the analysis
demonstrate the RV’s will be unable to make the turns without crossing over the
centerline of the road, necessary improvements shall be made consistent with the
analysis.

e The submittal for the site improvement permit must include a stop sign warrant analysis
for the intersection of Old Hot Springs Road and Research Way.

e The final map must note that all on-site sewer, water, and storm drain utilities are to be
privately owned and maintained. The CC&R’s must speak to the maintenance of these
utilities.

e The sewer and water utility plans must be reviewed and approved by NDEP prior to
issuance of a construction permit.

e Drainage and utility easements must be granted over the lots where drainage and/or
water or sewer mains cross lots.

e Mass grading of phases that are not slated for immediate development will not be
allowed. Grading permits must be approved with the respective site improvement
permits.

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 construction recommendations of the geotechnical report must be implemented in
the site improvement permit plans. The site improvement permit application must include
a written description of how these recommendations have been implemented in the
grading plans, and standard details must be included in the grading plans as necessary
for clarity.

e All construction and improvements must meet Carson City Development Standards
except where exceptions are specifically noted in the tentative map application.

FINDINGS:

The following Tentative Map Findings by the Engineering Division are based on approval of the
above conditions of approval:

1. Environmental and health laws and regulations concerning water and air pollution, the
disposal of solid waste, facilities to supply water, community or public sewage disposal
and, where applicable, individual systems for sewage disposal.

The existing infrastructure has been found sufficient to supply the water and sanitary sewer
needs of the subdivision, and the City has the capacity to meet the water and sewer demand.

2. The availability of water which meets applicable health standards and is sufficient in
quantity for the reasonably foreseeable needs of the subdivision.

The City has sufficient system capacity and water rights to meet the required water allocation for
the subdivision.



TPUD-19-142

Sierra Skies RV Resort
September 25, 2019
Planning Commission
Page 17

3. The availability and accessibility of utilities.
Water and sanitary sewer utilities are available and accessible.

4. The availability and accessibility of public services such as schools, police protection,
transportation, recreation and parks.

The road network necessary for the subdivision is available and accessible. The City Engineer
approves the use of one full access, and one emergency access for this subdivision. Since
owners of these lots will not live at this location year round, there is much less need to maintain
neighborhood to neighborhood connectivity. It will take an estimated additional 5 minutes for a
resident of the new neighborhood to visit a resident of the existing neighborhood to the west due
to lack of full access at Holly Way. Emergency access will be maintained through Holly Way.

5. Access to public lands. Any proposed subdivision that is adjacent to public lands shall
incorporate public access to those lands or provide an acceptable alternative.

Development engineering has no comment on this finding.

6. Conformity with the zoning ordinance and land use element of the city's master plan.
Development engineering has no comment on this finding.

7. General conformity with the city's master plan for streets and highways.
The development is in conformance with the city’s master plan for streets and highways.

8. The effect of the proposed subdivision on existing public streets and the need for new
streets or highways to serve the subdivision.

The existing infrastructure is sufficient to meet the additional demand imposed by the
subdivision.

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

The site is the location of a quantity of fill from the [-580 freeway project. The fill is
undocumented. The geotechnical report gives construction requirements to address this
undocumented fill and the above conditions of approval require the implementation of those
requirements.

10. The recommendations and comments of those entities reviewing the subdivision request
pursuant to NRS 278.330 thru 278.348, inclusive.

Development engineering has no comment on this finding.
11. The availability and accessibility of fire protection including, but not limited to, the
availability and accessibility of water and services for the prevention and containment of

fires including fires in wild lands.

The subdivision has sufficient secondary access, and sufficient fire water flows.
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12. Recreation and trail easements.

Development engineering has no comment on this finding.

These comments are based on the tentative map plans and reports submitted.

Parks and Recreation:
The Parks, Recreation & Open Space Department has the following comments on the above
referenced PUD 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,
glare, and other activities.

The applicant shall provide a 6’ tall chain link fence along the north and east property line,
adjacent to the City and Carson City Airport Authority’s properties. If the fence’s privacy
slats receive graffiti on either side of the fence, it will be the applicant’s responsibility to
remove the graffiti, per CCMC. Any fence’s maintenance will be the responsibility of the
applicant in perpetuity.

The landscape plan for the project’s north and east buffer areas 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 applicant in perpetuity. The City will
require the plant material in the landscape buffer areas be irrigated with an automatic drip
irrigation system.

The Parks, Recreation & Open Space Department will not be responsible for the
maintenance of any landscape, open space, or buffer 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 (APN 008-123-35).

The applicant at his expense will survey the project’s north and east property line, install
an orange construction fence or a fence approved by the City to prevent any construction
related activities from occurring on the adjacent properties 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.

Carson City is a Bee Friendly USA City. As a result, the applicant shall use
approximately 50% pollinator friendly plant material for any required landscape or open
space areas on the project site. (But, not in the buffer areas — Refer to Note #3). The
Parks, Recreation & Open Space Department has provided the applicant with a
recommended tree and shrub species list (Refer to attached document). Also, any
remaining landscape plant material selection needs to be consistent with the City’s
approved tree species list or other tree species, as approved by the City.
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Airport Authority:

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

o Exterior lighting must be installed in downward direction only.

» 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.

Health and Human Services: No concerns with the project as submitted.

FINDINGS: Staff recommends approval of the Tentative Planned Unit Development based on
the findings below and the information contained in the attached reports and documents. When
considering a Tentative Planned Unit Development, the Planning Commission and Board of
Supervisors must consider the findings outlined in Carson City Municipal Code (CCMC)
17.07.005 (Findings). All twelve findings must be made in the affirmative in order to approve the
TPUD. Additionally, CCMC 17.09.050 (Approval or Denial of Application) outlines an additional
six findings of fact that must be made in the affirmative in order to approve a TPUD. Staff will
first address the findings outlined in Section 17.07.005, followed by the findings outlined in
Section 17.09.050.

Section 17.07.005 (Findings):

1. Environmental and health laws and regulations concerning water and air pollution, the
disposal of solid waste, facilities to supply water, community or public sewage
disposal and, where applicable, individual systems for sewage disposal.

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

2. The availability of water which meets applicable health standards and is sufficient in
guantity for the reasonably foreseeable needs of the subdivision.

Water supplied to the development will meet applicable health standards. Carson City’s water
supply will not be exceeded by final approval of this development. The City has sufficient system
capacity and water rights to meet the required water allocation for the PUD. A Growth
Management application is required for all commercial and industrial developments that exceed
an average daily water usage of 15,000 gallons per day. The anticipated daily water usage is
33,793 gallons per day and therefore requires review and approval of the Growth Management
application. The proposed Tentative Planned Unit Development is dependent upon the approval
of Growth Management Application (GM-19-141). If GM-19-141 is not approved, this finding will
not be met.

3. The availability and accessibility of utilities.

All utilities are available in the area to serve this development. The existing sewer, water, and
storm drain infrastructure are sufficient to provide service to the project. A Growth Management
application is required for all commercial and industrial developments that exceed an average
daily water usage of 15,000 gallons per day. The anticipated daily water usage is 33,793 gallons
per day and therefore requires review and approval of the Growth Management application. The
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proposed Tentative Planned Unit Development is dependent upon the approval of Growth
Management Application (GM-19-141). If GM-19-141 is not approved, this finding will not be
met.

4. The availability and accessibility of public services such as schools, police protection,
transportation, recreation and parks.

The project is not expected to have a significant impact on police and fire services. Both the
Sheriff's Office and 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.

A traffic study was completed for the project. The proposed development is anticipated to
generate 788 average weekday trips with 50 trips occurring during the AM peak hour and 64 trips
occurring during the PM peak hour. Key intersections were studied and no intersection would
function below Level Of Service D which is the standard for all city maintained streets and
intersections. The traffic analysis determined the traffic generated by the proposed development
will have some impact on the adjacent street network and made the following recommendations:
e Any required signing, striping, or traffic control improvements comply with Carson City
requirements.
e The project driveway road, all internal streets, and on-site parking areas be designed to
conform to Carson City standards.

The public roads are capable of serving the project. The applicant is proposing primary access
from OIld Hot Spring Road with an emergency secondary access to the west connecting to Holly
Way. The previously approved Special Use Permit for the Sierra Skies RV Park was only
required to provide a single fully functional access plus emergency access. The applicant is
requesting the same requirement be applied to the TPUD. While Carson City Development
Standards 12.4 requires two fully operational points of access to serve a subdivision or
development, this standard also provides the City Engineer with the ability to waive or modify the
requirements. In this case, as noted above in finding 4 under CCMC 17.07.005, the City
Engineer has waived the requirement for two fully operational points of access since secondary
access is being provided.

The Parks Recreation and Open Space Department has reviewed the proposed Tentative
Planned Unit Development. Recreational amenities are provided on-site for use by the lot
owners and their guests. Impacts to City recreational facilities are anticipated to be minimal.

5. Access to public lands. Any proposed subdivision that is adjacent to public lands
shall incorporate public access to those lands or provide an acceptable alternative.

Property immediately north of the project site is owned and managed by Carson City. The
property is intended for public use; however, it is currently undeveloped. At this time, connection
to the vacant land is neither required nor desired. The Parks Recreation and Open Space
Department has required a 6 foot tall chain link fence along the northern property line adjacent to
the City’s property. The developer will be required to maintain the fence in perpetuity.

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

The project is zoned Tourist Commercial with a Community/Regional Commercial master plan
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designation. Pursuant to Carson City Municipal Code (CCMC) 17.09.015.2 uses allowed in a
commercial or industrial planned unit development are limited to permitted uses within the
underlying zoning district. 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 be met. RV Parks with
maximum stays of 180 days require review and approval of a Special Use Permit. However, a
Special Use Permit is not required in this case because the applicant is proposing a Planned Unit
Development. In order to ensure an efficient method for processing a Tentative Planned Unit
Development, Carson City Municipal Code 17.09.030 incorporates all procedures with regard to
the division of land, zoning map amendment, and regulations otherwise applicable to the
property, with respect to the approval or disapproval of the Planned Unit Development.

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

Subject to compliance with the proposed conditions of approval, the proposed subdivision
conforms to the City’s master plan for streets.

8. The effect of the proposed subdivision on existing public streets and the need for new
streets or highways to serve the subdivision.

A traffic study was conducted and determined that the existing infrastructure is sufficient to meet
the additional demand imposed by the proposed PUD.

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

The physical characteristics of the land do not preclude the development as proposed. The
property is located outside of any Special Flood Hazard Area. Fill from the 1-580 freeway project
was placed on this site. The fill is undocumented. The geotechnical report, submitted with the
application, outlines construction requirements to address this undocumented fill. Staff has
incorporated conditions of approval to require the implementation of those requirements.

10. The recommendations and comments of those entities reviewing the subdivision
request pursuant to NRS 278.330 thru 278.348, inclusive.

The proposed tentative map has been routed to the Nevada Department of Environmental
Protection and the Nevada Division of Water Resources. The Division of Water Resources has
requested that a Will Serve letter from Carson City Public Works and a final mylar map of the
proposed project be presented to the State Engineer for approval and signed through his office
prior to development. Public Works has indicated there is sufficient water supply and sewer
capacity to serve the project.

11. The availability and accessibility of fire protection including, but not limited to, the
availability and accessibility of water and services for the prevention and containment
of fires including fires in wild lands.

The Carson City Fire Department will provide fire protection services to the project location. The
Fire Department has reviewed the project and provided comments. The development will be
required to provide fire hydrants every 500 feet consistent with the International Fire Code (2018)
Appendix C. Additionally, the project is required to comply with the currently adopted edition of
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the International Fire Code amendments.

12. Recreation and trail easements.

The Parks Recreation and Open Space Department has reviewed the proposed Tentative
Planned Unit Development. Recreational amenities are provided on-site for use by the lot

owners and their guests. Impacts to City recreational facilities are anticipated to be minimal.

Section 17.09.050 (Approval or Denial of PUD Application):

1. In what respects the plan is or is not consistent with the statement of objectives of the
Planned Unit Development ordinance.

The proposed plan is consistent with the statement of objectives of the Planned Unit
Development ordinance. The proposed project has been designed to meet all requirements of
the Planned Unit Development Ordinance, including providing open space and access to light
and air. Additionally, the project proposes a unique commercial use that will complement the
other commercial uses in the area, while being designed to be sensitive to neighboring
residential uses.

2. The extent to which the plan departs from zoning and Planned Unit Development
regulations otherwise applicable to the property, including but not limited to density,
size and use, and the reasons such departures are or are not deemed to be in the
public interest.

The proposed plan does not depart from the PUD regulations. Within the parameters of the PUD
regulations, an applicant can propose modifications to Carson City land use regulations
otherwise applicable to the subject property. The requested modifications from the standards
include the following:

e Lot size: The Tourist Commercial zoning district requires a minimum lot size of 6,000
square feet. The applicant is proposing a reduced lot size. As proposed, the typical lot is
approximately 40°x90’ in size with the smallest lot being 3,275 square feet in size and the
largest lot being 9,269 square feet.

e Parking: Parking requirements for RV parks are not specifically listed within the City’s
parking standards (Division 2 of Carson City Development Standards). Carson City
Municipal Code 18.09.050 requires parking for one vehicle or one recreational vehicle per
RV space. The applicant is proposing parking for one RV and two additional vehicles per
RV space/lot. One car/truck parking space would be used for the parking of the lot
owner’s tow vehicle and the additional parking space provided within each space/lot will
provide parking for guests. Additionally, 35 parking spaces will be provided near the
clubhouse and sales/welcome center in the center of the development.

e Restrooms/showers: As proposed, all recreational vehicles permitted within the
development will be fully contained including a full restroom with a toilet and shower for
the occupants of the RV. The applicant is requesting a reduction in the number of
restrooms/showers provided throughout the development. The accessory buildings,
including the clubhouse, sales office, and café, will include restrooms. Shower facilities
will be provided in the clubhouse. The intent is for the individual RV to serve as the
primary bathroom and shower facilities. The modified numbers of each required facility
are listed below:
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TYPE OF FACILITY NUMBER REQUIRED NUMBER REQUESTED
Toilets: Men 9 5
Toilets: Women 12 6
Urinals: Men 4 3
Lavatories: Men 10 7
Lavatories: Women 10 7
Shower: Men 7 3
Shower: Women 7 3
Toilets: Unisex 0 1
Lavatories: Unisex 0 1

e Two fully operational points of access: The applicant is proposing primary access from
Old Hot Spring Road with an emergency secondary access to the west connecting to
Holly Way. The previously approved Special Use Permit for the Sierra Skies RV Park
was only required to provide a single fully functional access plus emergency access. The
applicant is requesting the same requirement be applied to the TPUD. It should be
noted, while Carson City Development Standards 12.4 requires two fully operational
points of access to serve a subdivision or development, this standard also provides the
City Engineer with the ability to waive or modify the requirements. In this case, as noted
above in finding 4 under CCMC 17.07.005, the City Engineer has waived the requirement
for two fully operational points of access since secondary access is being provided.

These modifications to the standards can be deemed to be in the public interest because they
support a unique development near commercial services that will complement the existing
adjacent commercial uses while being sensitive to the neighboring residences and providing for
a minimum of 30% open space with buffers between the development and the existing uses.

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

The purpose, location and amount of open space in the PUD is appropriate for the project, and
consistent with the requirements. The open space will include over 9 acres of common open
space improved with recreational amenities as well as open areas with landscaping throughout
the development. Additionally, each lot will have a substantial amount of private open space.
The maintenance responsibility will be assigned to an owner’s association or similar entity.

4. A physical design of the plan and in the manner in which such design does or does
not make adequate provision for public services, provide adequate control over
vehicular traffic, parking requirements, and further the amenities of light and air,
recreation and visual enjoyment.

As detailed in the Engineering Division comments the physical design of the plan makes
adequate provisions for public services and provides adequate control over vehicular traffic.
Additionally, sufficient parking, open space, and recreational amenities will be provided on-site
(see #2 and #3 above).

5. The relationship, beneficial or adverse, of the proposed Planned Unit Development to
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the neighborhood in which it is proposed to be established.

The TPUD will be beneficial to the neighborhood. The TPUD proposes a unique commercial use
that will complement the other commercial uses, while being designed to be sensitive to
neighboring residential uses. The design includes minimum 91 foot buffer along the west side of
the project between the existing residences and the closest RV space lots. The development will
provide over 12 acres of open space including recreational amenities for the occupants and
landscaped open space areas.

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

The applicant has provided phasing plan that includes 132 RV space lots in phase 1 as well as
all buildings and amenities. Phase 2 will include the remaining 95 RV space lots. With the
incorporation of the conditions of approval, staff finds that the interest of the public and
occupants of the commercial Planned Unit Development will be protected.

Attachments:

Application (TPUD-19-142)
Public comment letters
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EMAIL

risfoxwood@gmail.com
APPLICANT AGENT/REPRESENTATIVE

Resource Concepts, Inc
MAILING ADDRESS, CITY, STATE, ZIP

PHONE #

PHONE #

PHONE #

(775) 883-3040

(775) 883-3040

(775) 883-1600

FOR OFFICE USE ONLY:

CCMC 17.07 and 17.09

TENTATIVE MAP FOR A
PLANNED UNIT DEVELOPMENT

FEE*: $3,450.00 + noticing fee
*Due after application is deemed complete by
staff

0 SUBMITTAL PACKET - 4 Complete Packets (1 Unbound
Original and 4 Copies) including:
Application Form including Applicant's
Acknowledgment
Property Owner Affidavit
Copy of Conceptual Planned Unit Development Letter
Detailed Written Project Description
Building Elevations
Proposed Street Names
Master Plan Policy Checklist
Draft CC&Rs
Wet Stamped Tentative Map (24" x 36")
Reduced Tentative Map (11" x 17")
Conceptual Drainage Study
Geotechnical Report
Traffic Study (if applicable)
Documentation of Taxes Paid to Date

Oogooooooocoooag

340 N. Minnesota St., Carson City, NV 89703

EMAIL
Rachel@rci-nv.com

008-123-40

1400 Old Hot Springs Road
College Pkwy. and Goni Road
Community/Regional Community

Tourist Commercial

Project Name

Sierra Skies RV Resort
Number of Lots
233

ease provide a brief ption of your project
a part of this application. Provide additiona

D of RV with 22
descri for detail

including specific
to describe you request in more deta

O CD or USB DRIVE with complete application in PDF

0 STATE AGENCY SUBMITTAL including:
0 2 Wet-stamped copies of Tentative Map (24" x 36")
0O  Check made out to NDEP for $400.00 + $3/iot
O  Check made out to Division of Water Resources for
$180.00 + $1/lot

Application Reviewed and Received By:

Submittal Deadline: Refer to the Planning Commission
application submittal schedule.

Note: Submittals must be of sufficient clarify and detail for
all departments to adequately review the request. Additional
information may be required.

3:306-5F 3297 SF

to Carson City's lan use regulations req

Parcels a mon area | ect

If your project is located within the Historic District or airport area, it may need to be scheduled before the Historic Resources Commission or
Authority in addition to being scheduled for review by the Planning Commission. Planning staff can help you make this determination.

OWLEDGMENT OF APPLICANT (a) | certify that the foregoing statements are true and correct to the best of
and belief; (b) fulfill  conditions established by the Board of Supervisors.

0% 4

plica Date
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PROPERTY OWNER'S AFFIDAVIT

RC("" 2 SHRAHEEN . being duly deposed, do hereby affirm that | am the record owner of the
(Print Name)

subject property located at | 430 OLD WIT SFRUNGS 04y , and that | have knowledge of, and | agree to, the
(Property Address and APN)

filing of this Tentative Planned Unit Development application.

T H e M Vo Bk 17 31 Cth‘F{:""JNV8ﬁ70/ 08/06?/((?

Signatugs”/ ' Address Date

Use additional page(s) if necessary for other names.

R Al o o ol o o S ol o oV o o

STATE OF NEVADA )
N C. DAILEY
COUNTY C@isaon aitd ) g : EL}&-OETARY Puguc X
§ & STATE OF NEVADA E
/ L}.No‘ 96-5345-3 My Appt Exp. Dec. §,2020 N
[ ¢ D AL I Y o o ol o ood o ot o o o o
On M UST 91’:’!« , 201‘? , personally appeared before me,f a notary  public,

, personally known (or proved) to me to be the person whose name is
subscribed to the foregoing document and who acknowledged to me that
he/she executed the foregoing document.

Notary Public

Page 2 of 4
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June 28, 2019

Rachel Kryder

Resource Concepts, Inc.

340 N. Minnesota Street
Carson City, NV 89703

SITE INFORMATION:
Location:
APN:

Master Plan Designation:

Zoning:
Parcel size:
Subject:

Carson City Plann ng Divisio
108 E. Proctor Street
Carson City, Nevada 89701
(775) 887-2180-Hearing Impaired:711

www.carson.org
www.carson.org/plannin

1400 Old Hot Springs Road
008-123-40

Community/Regional Commercial
Tourist Commercial

38.61 acres

Sierra Skies RV Park PUD

PROJECT DESCRIPTION: A commercial Planned Unit Development involving the
division of the subject parcel into 227 RV space lots and common area parcels, with
associated roadway system and open space.

The following is a summary of the comments you received at the Conceptual Review
meeting held on June 18, 2019 regarding the subject project.

PLANNING DIVISION —

Contact Heather Ferris, Associate Planner, 775-283-7080

1.

The application for a Planned Unit Development (PUD) should address all of the
PUD standards identified in Chapter 17.09 of the Carson City Municipal Code.

The Tourist Commercial zoning district requires a minimum lot size of 6000 square
feet. As a PUD is being contemplated, a smaller lot size can be utilized. With the
PUD application, please be sure to call out the extent of deviation from the
dimensional criteria associated with the Tourist Commercial zoning dis
Including deviation from the minimum lot size, and deviation from any setbacks.

The Conceptual Map application indicates requested deviations from CCMC
18.09.090 which requires a specific number of restrooms, including shov
Please be sure to address this request in detail outlining what would be required
and what you are proposing to provide, as well as any additional supporting
information/documentation that may support the argument for such a reduction.

The PUD application must include the use, height, size, and allocation of all
structures, walls, fences, character of material, and texture of buildings and
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grounds (color perspective) and elevation perspectives of structures in relation to
adjacent buildings shall also be indicated.

The application must include an analysis of how you are meeting the requirements
outlined in CCMC 18.09- Recreational Vehicle Parks.

Thirty percent of the gross area must be open space. Please be sure to include
and exhibit which demonstrates how each phase will comply with this requirement.

Parking requirements for RV parks are not specifically listed within the City’s
parking standards. Division 2.2 of the Development Standards outlines the
required number of parking spaces and states “off-street parking requirements for
uses not herein specified shall be determined by the director.” Please be sure your
PUD application provides documentation from an accredited source (e.g., latest
version of the ITE parking manual) supporting the number of vehicle parking
spaces you are providing.

Please provide a copy of the DRAFT CC&R'’s with your application.

The Airport has previously expressed concerns with the potential for pools and
water features on-site to attract birds which could result in possible bird strikes due
to the proximity of this project site to the airport. It is recommended you reach out
to the Airport in advance of submitting your Tentative Planned Unit Development
application in order to discuss any concerns they may have related to the proposed
pool or the project as a whole. Nofe: Staff has contacted the Airport and
anticipates comments in the coming week.

The previously approved Growth Management application, GM-18-190, was
approved on January 30, 2019 and is tied to the approved Special Use Permit.
Please submit a new Growth Management application with the Tentative Planned
Unit Development for consideration by the Growth Management Commission.

ENGINEERING AND UTILITIES —

Contact Stephen Pottey, Project Manager, 775-283-7079

11.

12.

13.

14.

15.

Sunset and Sunrise cannot be used as street names.

Per CCDS 12.4 a subdivision must have at least 2 fully operational points of
access. One or more access points may be gated with an automatic gate. If an
entrance is gated it must me CCFD requirements.

All interior streets and utilities must be privately owned and privately maintained.

Interior streets must meet the Special Street Section C-5.1.8.1. The sidewalks may
be within the lots given access easements.

The ITE trip generation rate submitted for the SUP is not representative of the
subject project. The proposed tentative map or any revision to the SUP will require
using the Mobile Home Park trip generation rates. This will trigger the need for a
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20.

21.

22.

23.
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25.
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traffic impact study. Please contact Dirk Goering at 775-283-7431 for study
scoping.

Water, sewer, and storm drain impact memos will need to be resubmitted with the
tentative map.

For site improvement permitting, a wet stamped sewer analysis must be submitted
that includes addressing the effect of flows on the existing City system. See
section 15.3.2 of CCDS.

For site improvement permitting, a wet stamped main analysis must be submitted in
accordance with CCDS 15.3.1(a) to show that adequate pressure will be delivered
to the meter and fire flows meet the minimum requirements of the Carson City Fire
Department. This project is near a zone split, the property is currently on the 4960
zone, but changing demand patterns may necessitate moving the property to the
4880 zone. The analysis should assume that the property will be on the 4960 zone,
but should also include discussion about what upgrades the property may have to
make should the property be moved. The 4880 zone meets low pressure
requirements, however, privately owned and maintained booster pumps may be
required to ensure proper flow and pressure throughout the project. Please contact
Tom Grundy, P.E. at (775) 283-7081 for fire flow test data.

For site improvement permitting, a Technical Drainage Study meeting the
requirements of section 14 of the Carson City Development Standards must be
submitted with the permit and plans. This study must analyze the capacity, existing
demand, and the new imposed demand where drainage crosses Old Hot Springs
Road.

The sewer main in Hot Springs Rd will need to be extended to the new entrance on
Old Hot Springs Rd, and along the length of the part of the property that touches
the right-of-way.

For site improvement permitting, the grading and drainage plan must show how the
emergency exit will connect to Holly Way, and how drainage will be handled.
Existing swales and proposed detention facilities must be shown.

The maintenance road needs to be on the west side of the channel, with gates on
the north and south property lines, and at Mark Wy.

All parking areas must either be AC pavement or concrete.

A geotechnical report must be provided with the tentative map application. This site
was formerly used to deposit fill, and the bearing capacities of the soils are
unknown.

A sampling tap is requested to be included in a common area of the project near
the entrance. Our standard for sampling taps is the Kupferle Eclipse #88 or
approved equal.
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Any engineering work done on this project must be wet stamped and signed by an
engineer licensed in Nevada. This will include site, grading, utility and erosion
control plans as well as standard details.

All construction work must be to Carson City Development Standards (CCDS) and
meet the requirements of the Carson City Standard Details.

Fresh water must be used for Dust control. Contact Rit Palmer at Public Works at
283-7382 for more information.

It is likely that a separate fire line will be necessary. If a commercial fire line is
required, the system must be designed by an engineer. The backflow preventer
assembly must be above ground in a hot box, and located as close to the property
line (on the private side) as possible. Please see Chapter 445A of Nevada
Administrative Code.

A private testing agreement will be necessary for the compaction and material
testing in the street right of way. The form can be obtained through Carson City
Permit Engineering.

The domestic water service line will need a backflow preventer as shown in
Chapter 445A of the Nevada Administrative Code.

The irrigation service will need a reduced pressure backflow preventer if a vacuum
breaker system cannot be designed to operate properly.

An erosion control plan meeting section 13 of CCDS will be required in the plan set.
New electrical service must be underground.

Please show gas and electric connections for this project.

Any work performed in the street right of way will require a traffic control plan and a
time line type schedule to be submitted before the work can begin. A minimum of
one week notice must be given before any work can begin in the street right of way.
A Construction Stormwater Permit from the Nevada Division of Environmental

Protection (NDEP) will be required for the construction of phases 1 acre or greater.

A Dust Control Permit from NDEP will be required for any phases 5 acres or
greater.

These comments are based on a very general site plan and do not indicate a complete
review. All pertinent requirements of Nevada State Law, Carson City Code, and Carson
City Development Standards will still apply whether mentioned in this letter or not.

FIRE DEPARTMENT -

Contact Casey Drews, Fire Inspector 775-283-7160

39.

Project must comply with the currently adopted International Fire Code and
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Northern Nevada Fire Code Amendments.

Additional fire hydrants are required. Spacing in RV area must be no more than
500 feet between hydrants.

All turns need to have 30 foot inside radius and 50 foot outside radius.

All vehicle gates leading on and off the property need to have Knox key switches.
Clubhouse requires fire sprinklers. Sprinklers must be electronically monitored (fire
alarm).

Fire Department Connection for clubhouse must be within 100’ of the fire hydrant.

Sunset and Sunrise are already street names in Carson City and will need to be
changed.

PARKS AND RECREATION-

Contact Vern Krahn, Senior Park Planner, 775-283-7343

46.

47.

48.

49.

50.

51.

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 and east
property line, adjacent to the City and Carson City Airport Authority’s properties. If
the fence’s privacy slats receive graffiti on either side of the fence, it will be the
applicant's responsibility to remove the graffit, per CCMC. Any fence's
maintenance will be the responsibility of the applicant into perpetuity.

The landscape plan for the project's north and east buffer areas 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 applicant
into perpetuity. The City will require the plant material in the landscape buffer areas
be irrigated with an automatic drip irrigation system.

The Parks, Recreation & Open Space Department will not be responsible for the
maintenance of any landscape, open space, or buffer 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 (APN 008-123-35).

The applicant at his expense will survey the project's north and east property line,
install an orange construction fence or a fence approved by the City to prevent any
construction related activities from occurring on the adjacent properties and
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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.

Carson City is a Bee Friendly USA City. As a result, the applicant shall use
approximately 50% pollinator friendly plant material for any required landscape or
open space areas on the project site (refer to comment 48 above). The Parks,
Recreation & Open Space Department has provided the applicant with a
recommended tree and shrub species list (Refer to attached document). Also, any
remaining landscape plant material selection needs to be consistent with the City’s
approved tree species list or other tree species, as approved by the City.

Comments presented in this letter may not include all the requirements or conditions
which may be placed on the project at the time of final review by the Planning
Commission and Board of Supervisors.

You may also note comments provided by various city staff at the conceptual review
meeting that may not have been included in any written comments. If you have any
questions, please feel free to contact me.

| look forward to continuing to work with you on your project.

Sincerely,

Aoiniod

Heather Ferris
Associate Planner

CcC:

CPUD-19-087
Conceptual Review Committee
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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 Conceptual Drainage Study, included with this application. 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.

2019-08-14 mmo CC Planning - Shaheen Proj Des-Sierra Skies 18-135.78 RK-kh L8-20.docx
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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 Site Plan included with the Tentative PUD plans. 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. An 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 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. All interior streets and utilities will be privately owned and maintained.
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, Sewer, and Storm Drain Impact Letter, included
with this submittal.

Description of Proposed Development

The purpose of this Tentative Planned Unit Development is to allow Sierra Skies RV Resort, LLC to
subdivide the RV Resort into individual legal parcels that can be sold to individual parcel owners. This
ownership-model RV Resort targets high-end RV/motorcoach owners that have an interest in a less-dense
RV development where they own and can improve their lot based on their preferences, within set
restrictions. This proposed layout differs somewhat from that approved under MPR 18-044 and SUP 18-
181. The proposed RV Resort will have 227 RV spaces (50 fewer than previously approved), configured
similarly to the previous layout and with similar amenities. Most lots will be 40 ft wide and 90 ft deep,
with larger lots on the upper (east) portion of the site. Each lot will have a 20 ft wide and 60 ft long paver
pad with full utility hookups. The RV resort will maintain common areas and amenities owned by an
association, including a sales office, gate house, clubhouse (with restroom and laundry facilities),
maintenance building, pool, tennis court, pickleball court, café, a 9-hole putting golf course, and open
space. Only one stand-alone restroom is proposed near the pool, as all motorcoaches of the class allowed
in the development have self-contained restrooms. Buildings will be traditional wood frame construction
and will be high quality with architectural interest. No manager’s quarters will be constructed on-site, as
management is provided by administrative, operations, and security staff. Approximate building square
footages are as follows:

Sales office 1,344 SF
Clubhouse 7,029 SF
Café 1,008 SF
Bathhouse 224 SF
Gate house 142 SF
Maintenance 800 SF
Total Building Area 10,547 SF

B 2019-08-14 Project Description-Sierra Skies.docx
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Upon completion of the Sierra Skies RV Resort, the RV Lots will be able to be improved by the owners,
including the ability to construct small accessory structures (such as built-in barbecues, gazebos, etc.). Any
additional structures would be subject to Carson City Building Permits, or any other necessary permits,
prior to construction.

No hazardous materials are expected to be housed on-site, outside of small individual use propane tanks
for barbecues and fire pits, commercial-grade cleaning supplies, and landscape maintenance supplies. The
RV Resort will be developed in two phases, with the buildings and amenities being completed in the first
phase, along with 132 RV spaces. An additional 95 RV spaces will be developed as part of Phase 2.
Improvement of the existing drainage channel along the west portion of the property will be completed
as part of Phase 1, and retaining walls and stormwater detention basins will be included as required in
both phases. Roads within the RV park will be surfaced with asphalt paving, and every RV site will include
water, sewer, electric service, a paver-surface pad, and landscape buffer in the rear and side. 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. Cascading (but not standing) water features are intended for
the large open space area within Phase 2.

Parking is provided at each RV space, as well as parking at the sales office and clubhouse/amenities area.
ADA spaces are included at each separate common parking area. It is anticipated that after owners enter
the Resort and get set up, most on-site traffic will be via bicycle or golf cart on the private roads within
the Resort. Three staging lanes are provided for motorcoaches arriving at the Resort, prior to the gate
house.

Garbage will be collected from each RV parcel every day by Resort staff and will be taken to a central
refuse area in the northwest corner of the development (maintenance area) for collection by normal
garbage trucks.

A 30 ft wide drainage easement and access road (with gates at both ends and at Mark Street) is proposed
along the west boundary of the site, and will encompass the proposed improved drainage channel, to be
maintained by Carson City.

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). A Traffic Study is currently
underway to determine peak AM & PM trips and potential effect on nearby intersections.

Carson City Engineering has requested two fully operational points of access to the development. A single
access with emergency secondary access is proposed. While two fully operational points of access are

B 2019-08-14 Project Description-Sierra Skies.docx



Project Description

Sierra Skies RV Resort, TPUD
August 14, 2019

Page 4 of 4

required for residential subdivisions, RV resorts require only one fully functional access point, as well as
an emergency access (as approved previously for an RV Park on this property).

Zoning and Modifications

The project site is currently zoned Tourist Commercial (TC), where an RV Park is an allowed use. While
the minimum lot width and area within the TC zone is greater than the proposed individual lots
delineated with this proposed Planned Unit Development, CCMC Chapter 17.09 allows for variation in
lot size (without limit) for non-residential PUDs. The setbacks required within the TC zone are 0 ft for all
sides. No variance will be necessary with this proposed PUD.

CCMC Chapter 18.09.090 provides requirements for accessory buildings and service facilities within RV
Parks, based on the number of RV spaces provided. As previously included here, all motorcoaches within
the RV Park will have full restrooms, and accessory public restrooms and showers to serve the RV
parcels are not proposed or desired. Sierra Skies RV Resort requests exemption from this requirement,
based on the recorded restrictions that will be in place for the property, which will specify the
recreational vehicles that are permitted. Restrooms to serve the clubhouse and recreation area will be
provided within the clubhouse and in a separate building near the pool. All other CCMC regulations
pertaining to RV parks will be met.

B 2019-08-14 Project Description-Sierra Skies.docx
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DATE: August 14, 2019
TO: Carson City Planning Division
FROM: Rachel Kryder, P.E.
x‘xxme
RCI PROJECT: Sierra Skies RV (18-135.7B) ’Vo 21 3‘\'3[;',;8 lq (51
SUBJECT:  Tentative Planned Unit Development Master I}Ian Policy Checklist

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.

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

v 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.

v 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.

v' 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.

v"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 over 90 feet between the west property line and RV

Parcels, and a setback of 30 ft to the maintenance area from the adjacent to single-family residential

use along the west side of the property. This buffer will include an improved drainage channel and

landscaping.

v 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.
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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.

v 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, including pool,

tennis, pickle ball, and putting greens. These amenities are anticipated to meet recreation needs of

guests.

v 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.

Is or does the proposed development:

v" 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.

v" Encourage the development of regional retail centers (5.2a)?

This project does not include retail sales on-site but does support existing retail centers by bringing
visitors to the area.
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v" 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 in Carson City and the region.

v' 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.

v Incorporate additional housing in and around Downtown, including lofts, condominiums, duplexes,
live-work units (5.6c)?
This project does not provide any permanent or long-term housing.

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, consistent with high-end
resorts.

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.

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. 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.
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v If located 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.

v 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.

v 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.

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.

v Provide appropriate pathways through the development and to surrounding lands, including parks
and public lands, consistent with the Unified Pathways Master Plan (12.13, 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.

D 2019-08-14 TPUD Master Plan Policy Checklist -Sierra Skies 18-135.7B.docx



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: August 14, 2019

TO: Carson City Planning Division

FROM: Rachel Kryder, P.E. W W/J
RCI PROJECT: Sierra Skies RV Resort (18-135.7B)

SUBJECT: CCMC Deviation Explanations

This memo is to address any deviations from Carson City Municipal Code as part of the Sierra Skies
RV Resort Tentative Planned Unit Development (PUD) submittal.

® “The Tourist Commercial zoning district requires a minimum lot size of 6,000 square feet. As a
PUD is being contemplated, a smaller lot size can be utilized. With the PUD application, please
be sure to call out the extent of deviation from the dimensional criteria associated with the
Tourist Commercial zoning district, including deviation from the minimum lot size, and any
deviation from any setbacks.”

The Sierra Skies RV Resort includes 227 individual RV space legal parcels that can be sold to individual
property owners as well as 6 common area parcels that will be owned by an association and/or
development company. Each lot will be allowed one recreational vehicle only. This ownership RV
Resort model is significantly less dense than typically operated RV parks. Of the 227 individual lots,
222 lots are smaller than the 6,000 SF minimum lot size in the Tourist Commercial zone. The lots that
deviate from the minimum area range from 3,257 SF to 5,867 SF. The Tourist Commercial zone has a
minimum lot width of 60’ and no minimum required depth. The Sierra Skies RV Resort Lots vary in
dimension, but are typically 40’ wide and 90’ long. Each lot area is shown on the submitted Tentative
PUD map.

e “Parking requirements for RV parks are not specifically listed within the City’s parking standards.
Division 2.2 of the Development Standards outlines the required number of parking spaces and
states “off-street parking requirements for uses not herein specified shall be determined by the
director.” Please be sure your PUD application provides documentation from an accredited
source (e.g., latest version of the ITE parking manual) supporting the number of vehicle parking
spaces you are providing.”

No ITE parking rate is available for RV Parks. Each RV lot provides room for one RV and two additional
vehicles. This allows for an owner vehicle as well as a guest vehicle for every parcel. The draft CC&Rs
for the development establish a limit of one vehicle per lot in addition to the RV/motorcoach. For
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practical reasons, each RV/motorcoach is only able to tow a single vehicle. As the development is
private, additional guest vehicles will be limited. In addition to the parking within each lot, there are
11 parking spaces (2 handicap) provided at the welcome/sales center and 24 parking spaces provided
at the clubhouse. With parking provided within each lot for owner and guest vehicles plus additional
parking provided at the communal areas, the number of parking spaces provided adequately serves
the development.

e “The Conceptual Map application indicates requested deviations from CCMC 18.09.090 which
requires a specific number of restrooms, including showers. Please be sure to address this
request in detail outlining what would be required and what you are proposing to provide, as
well as any additional supporting information/documentation that may support the argument
for such a reduction.”

For an RV Resort of 227 spaces the required service facilities are:

Toilets: Men 9
Toilets: Women 12
Urinals: Men 4
Lavatories: Men 10
Lavatories: Women 10
Shower: Men 7
Shower: Women 7

Sierra Skies RV Resort will only permit recreational vehicles categorized by the Recreational Vehicle
Industry Association (RVIA) and Family Motorcoach Association as Class “A.” All recreational vehicles
permitted within Sierra Skies Resort must contain a full restroom, including a toilet and shower for
the occupants. Central accessory buildings (clubhouse, sales office, and café) will be in the central
area of the resort and will include restroom and shower facilities for occupants (provided service
facility quantities below).

Toilets: Men 5
Toilets: Women 6
Toilets: Unisex 1
Urinals: Men 3
Lavatories: Men 7
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Lavatories: Women 7
Lavatories: Unisex 1
Shower: Men 3
Shower: Women 3
Shower: Unisex 1

Due to all allowed recreational vehicles containing individual self-contained restroom facilities that
will be the primary facilities for use by the occupants, the provided number of restroom facilities in
common accessory buildings of the resort deviate from CCMC 18.09.090 but are adequate for their
intended use.

e “Per CCDS 12.4 a subdivision must have at least two fully operational points of access. One or
more access points must be gated with an automatic gate. If an entrance is gated it must meet
CCFD requirements.”

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). While two fully operational
points of access are required for residential subdivisions, RV Resort developments require only a single
fully functional access plus emergency access, as previously approved for Sierra Skies RV Resort
(extended stay rental-model RV Resort, SUP 18-181).

e “The ITE trip generation rate submitted for the SUP is not representative of the subject project.
The proposed tentative map or any revision to the SUP will require using the Mobile Home Park
trip generation rates. This will trigger the need for a traffic impact study.”

A Traffic Study is currently underway to determine peak AM & PM trips and potential effect on nearby
intersections. The study will be provided to Carson City Planning Department once completed
(anticipated by the end of August 2019).
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Memorandum

DATE: August 15, 2019

TO: Carson City Planning Division

FROM: Rachel Kryder, P.E.

RCI PROJECT: Sierra Skies RV Resort (18-135.7B)

SUBJECT: CCMC 18.09.050 — Recreational Vehicle Park Requirements B
1) All recreational vehicle parks must be developed in accordance with the existing codes,

2)

3)

4)

requirements and standards of development services, environmental health and fire departments.

The Sierra Skies RV Resort is being developed in accordance with the existing codes,
requirements and standards of Carson City Community Development, Nevada Department of
Environmental Protection, Health Department, 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.

All development on the Sierra Skies RV Resort site will be developed in accordance with the
standards adopted by Carson City and their Conceptual Planned Unit Development comment
letter.

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

The entire 38.61-acre parcel, once developed, will be properly drained into one of many on site
drainage basins (to be sized as part of Improvement Plans and development of the Technical
Drainage Study), via surface flow and underground storm drain piping.

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

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 Conceptual Drainage Study.
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5)

6)

7)

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.

All spaces are considered single recreational vehicle park spaces, therefore only one
recreational vehicle plus one passenger vehicle will be permitted per RV lot.

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) mobile home used for
living quarters by the operators or manager of the park

Accessory buildings to the Sierra Skies RV Resort Development include a 1,344 SF sales office, a
7,029 SF clubhouse, a 1,008 SF café, a 224 SF bathhouse facility, a 142 SF gatehouse, and an 800
SF maintenance building. All buildings are proposed to properly serve the upscale development
and meet Carson City development and design standards. All amenities will be for the use of
owners and guests of Sierra Skies RV Resort. It is requested that each RV parcel owner have the
ability to improve their lots after purchase, including the construction of small accessory
structures, such as built-in barbecues, gazebos, etc., which will be subject to building permits
prior to construction.

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

All buildings proposed for the site are one story tall and no taller than 26’.

b) Minimum net area per recreational vehicle space: One thousand (1,000) square feet.

The minimum proposed lot size is over 3,200 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.

Al RV lots are considered single recreational vehicle park 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').
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e)

All buildings and recreational vehicle parking spaces are setback at least 20’ from
any public street right-of-way line or exterior boundary line.

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 entire project site is 38.61-acres. With 227 recreational vehicle spaces proposed,
the density will be fewer than 6 spaces per acre.

8) Placement required for recreation vehicles on individual recreational vehicle space are:

a)

b)

c)

d)

Minimum setback from an access street shall be ten feet (10').
All recreational vehicles shall remain at least 10’ away from all access streets.

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

The separation between recreational vehicles shall be at least 15’ on all sides.

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

No recreational vehicle spaces shall be located within 20’ of any proposed common
amenity buildings. It is requested that property owners be aliowed to construct
small accessory structures on their own parcels and for their exclusive use as part of
later property improvements.

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

Expandable sections of recreational vehicles have been considered in size and layout
of all RV lots and setbacks. All setback requirements are met including expandable
sections as part of the recreational vehicle proper.

9) General requirements for recreational vehicle park areas are:

a)

b)

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 recreational vehicle space within Sierra Skies RV Resort will have a 60’ x 20’
parking pad surfaced with pavers.

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.
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All ground surfaces disturbed during construction shall be planted with living
landscape materials or muich, or permanent impervious surfaces in accordance with
Carson City standards with the exception of individual lot areas to be improved by
individual owners after purchase.

10) Recreational Vehicles Park Site Development Standards. Single recreational vehicle park spaces
shall have the following standards:

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

All grades on recreational vehicle parking spaces will not exceed 5%.

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

All recreational vehicle parking places will include full utility hookups, to include
water spigots.

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

The Sierra Skies RV Resort will include at least 30% of open spaces for both phases of the
project. A large portion of the open space will be accessible from all recreational vehicle spaces,
as shown in the Open Space Exhibit included with this Tentative Map submittal package. Each
individual lot also includes private open space.

12) Requirements for the 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.

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).

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.

All driveways, roads, and parking areas within the project property will be surfaced
with asphalt and/or concrete in accordance with Carson City parking lot standards.
All proposed two-way access roads will be at least 26’ wide and will be paved.
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¢) 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)

3)

4)

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

All internal roadways will be graded to minimize steep sections and will be
adapted to the topography of the site.

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

All internal roadways will be surfaced with AC paving. The roadways will be
crowned and designed with slopes to ensure proper drainage.

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.

No dead-end or cul-de-sac roads are included on site, other than a short
section leading to the maintenance yard (with ample maneuvering space).

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.

All recreational vehicle space necessary for parking and maneuvering
shall be provided adequately onsite without the use of public
facilities.

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

All roadways throughout the site shall be graded and surfaced to
support the weight of 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.

No dead end roads are proposed as a part of the Sierra Skies RV
Resort development.
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Resource Concepts Inc

August 15, 2019

Heather Ferris, Associate Planner
Carson City Community Development
Planning Division

108 E. Proctor Street

Carson City, Nevada 89701

Re: Water, Sewer, and Storm Drain Impact Letter for Sierra Skies RV Resort
Ms. Ferris:

Resource Concepts, Inc. (RCI) has drafted this Water, Sewer, and Storm Drain Impact Letter in support of
the Tentative Planned Unit Development (PUD) 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 227 RV spaces and various amenities, including a sales office, gate house, clubhouse (with
restroom and laundry facilities), maintenance building, pool, tennis court, pickleball court, café, a 9-hole
putting golf course, and open space. The purpose of this Tentative PUD is to allow Sierra Skies RV Resort,
LLC to subdivide the RV Resort into individual legal parcels that can be sold to individual parcel owners.
This ownership-model RV Resort targets high-end RV/motorcoach owners that have an interest in a less-
dense RV development where they own and can improve their lot based on their preferences, within set
restrictions. 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, including restrooms, showers, clubhouse, sales office,
gatehouse, café, and pool (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 33,793 gallons per day (gpd).

Average Day
Use Category Demand (gpd)
RV Spaces (227 total) 17,025
Amenity Use 1 3,418
Landscape Irrigation 13,350
Total 33,793 B
CARSON CITY Engineering « Surveying - Water Rights LAKE TAHOE
340 North Minnesota St. Resources & Environmental Services 276 Kingsbury Grade, Ste. 206, Stateline, NV

Carson City, NV 89703-4152
(775) 883-1600  fax: (775) 883-1656
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To approximate the average day demand per RV space we referenced the Wellington Station Resort well
pumping data' which is 71 gpd per RV space, and the Las Vegas Valley Water District? usage number of 67
gpd per space. The average day demand for RV spaces is conservatively calculated as 75 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 outdoor plant watering, including trees, shrubs, and turf
areas. The total annual irrigation demand of 4,865,000 gallons over an average of 32 irrigation weeks per
year has been averaged over 365 days for the average day demand.

The RV Resort will connect to recently constructed water infrastructure located within the subject
property and connected to the infrastructure within Old Hot Springs Road. The existing water main within
Old Hot Springs Road is a 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, including a 10-inch water line
with backflow protection for fire protection, as well as a 4-inch water line for domestic use 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. 8-inch water lines will run
throughout the project property to provide fire protection via adequately spaced fire hydrants (no greater
than 500 ft spacing) and fire sprinkiers in the clubhouse.

Fire Flow

The fire flow required is governed by the demand of the largest proposed building, which is the clubhouse
at approximately 7,000 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 sales office, clubhouse, gatehouse, café, pool, showers, and
restrooms.

* Median well pumping data for Wellington Station, LLC for the years 2013-2017 (see attached).
2 Verbal communication with Steve at the Las Vegas Valley Water District estimates usage as 2,000 gallons per month or 67 gallons per day,
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- )
Use Category | Average Sewage

Flow (gpd)
RV Spaces (227 total) 15,890
Amenity Flow 1,900
Total 17,790

Sewer use per RV space is 70 gpd, based on the per space water use of 75 gpd. Flow rates for other uses,
including the sales office, clubhouse, gatehouse, café, pool, showers, and restrooms, are based on NDEP
design guidelines.

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 an
18-inch PVC sewer at College Parkway, which also has available capacity.

Storm Drainage
The existing site consists of mostly disturbed fill soil, and some unpaved areas of disturbed soils with

minimal vegetative growth. Existing topography in the area is generally gently sloping, with a raised area
on the eastern portion of the site, and with an overall on-site slope of approximately 2.8% from the
northeastern corner to southwestern corner. There is an existing unimproved drainage ditch along the
west margin of the property conveying off-site runoff from the north to the south. Once developed, the
ditch will be improved and will discharge in the same approximate location and no greater flow rates that
prior to development for the 5-year storm event.

Adjacent developments include residential developments to the west of the parcel, Carson Hot Springs to
the south, and undeveloped property to the north and east. Overall drainage in the area is conveyed to
the south and east both by surface and subsurface infrastructure, as well as natural drainage channels.
Four off-site drainage channels of varying size convey flows from north to south to the north boundary of
the site, where flows are intercepted by a shallow unimproved drainage channel that runs east to west
along the north side of the property, then runs south along the west side of the property, and through to
the property to the immediate south. While there is an existing semi-developed basin on-site, the off-site
runoff is not routed into this basin. No changes to off-site drainage channels are proposed, and on-site
proposed flow paths are much the same as pre-development flow paths.

Based on the FLO-2D modeling performed as part of the Goni Restudy and Remapping, flow downstream
of the existing drainage channel on the west side of the property splits, with a portion flowing south along
the existing access roadway to Old Hot Springs Road, and a portion flows west toward Interstate 580.
Flows south of the property and from the existing access road flow south to Old Hot Springs Road and
continues east to existing culverts, eventually reaching the wetland area south of Research Way and east
of Interstate 580.

On-site runoff will be routed primarily aboveground within curb and gutters to multiple on-site
aboveground detention basins. The basins will be positioned and sized to detain the increase in runoff for
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the 5-year storm event. Overflow routing will be provided for the 100-year storm flows. Specific routing
and basin volumes will be determined as part of the civil design for the site.

Peak flows and volumes for the existing 38.61-acre parcel, as well as the proposed planned unit
development, were analyzed within the Conceptual Drainage Study that accompanies this Tentative PUD
application. Based on the on-site detention of runoff in excess of the existing 5-year storm event, there
will not be an increase in peak flows to the storm drain system in the area. Because the existing drainage
channel conveying off-site runoff through the property will be improved, sedimentation affecting the
storm drain system in the area will not be increased from the current condition.

Based on the projected water demand, required fire flow, sewer flows, proposed drainage facility
improvements, as well as the City’s existing water, sewer, and storm drain systems, no significant adverse

impacts are expected from the proposed development.

Sincerely,

Rachel Kryder, P.E.
Project Engineer

RK/jm
Attachment (H1)
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DUTY | DUTY | DUTY | DUTY | DUTY
SITE NAME PERMITS MOU OWNER OF RECORD USED | USED | USED | USED | USED
2013 2014 2015 2016 2017
107 N10 E23 01ADCA1 |16477 IRR  |DNB INVESTMENT GROUP, LLC 254.04 | 300.30 | 510.05 [ 532.59 0.00
107 N10 E23 01CBAB1 |74589 REC [LYON COUNTY 63.62 57.85 54.00 52.60 56.54
107 N10 E23 01CBCA1 |51546 QM |[LYON COUNTY 1.91 0.00 0.00 0.01 4.48
107 N10 E23 02ACCB1 [19734, 70927 IRR  |F.M. FULSTONE INC. 1,997.66 | 2,346.29 | 1,688.97 | 1,191.03 0.00
107 N10 E23 02BCBD1 |55254 COM |BERGSTROM, CYNTHIA K. 0.38 0.41 1.21 2.70 3.86
107 N10 E23 02BDDC1 (82386 COM |SMITH VALLEY HISTORICAL SOCIETY 0.00 0.00 0.00 0.00
107 N10 E23 02CABD1 (60037, 62128, 76039 COM |WELLINGTON STATION, LLC 8.59 15.92 12.51 13.74 11.29
107 N10 E23 02DADA1 |59173 COM |HOYE PLAZALLC 0.22 0.22 0.22 0.04 0.00
107 N10 E23 02DBBC1 |64393 COM |SMITH, DANIEL G. 0.11 0.14 0.11 0.17 0.19
107 N10 E23 02DBCB1 (63781 COM |IRVING MAXON CHASE LIVING TRUST 0.71 0.71 0.71 0.03 0.02
107 N10 E23 02DBCB2 64394 COM |THE RENEGADE CORP. 1.58 1.58 1.58 1.58 1.58
107 N10 E23 02DCBA1 (75884 COM |GARMSLAND LIMITED LLC 1.09 1.09 0.21 0.24 0.21
107 N10 E23 02DDBA1 |75955 IRR  |NAT AND KAREN LOMMORI 0.00 0.00 0.00 0.00 0.00
107 N10 E23 02DDBC1 (68963 COM |JACKAROO, LLC 0.00 0.04 0.00 0.00 0.00
107 N10 E23 02DDCB1 (83741 COM |SMITH VALLEY HALL INC 2.00 6.717 10.28
107 N10 E23 02DDDD1 |64015 COM |WALKER RIVER CONSTRUCTION 1.31 1.31 0.00 0.66 0.66
107 N10E23 11AA 1 [V09342 COM |ITHURBURU, JOHN & CARLSON, BILL 40.36 40.36 40.36 40.36 40.36
107 N10 E23 11AAAD1 |65172 CON |TRANSPORTATION DEPARTMENT-NEVADA 0.19 0.19 0.20 0.16 0.25
107 N10 E23 11AABA1 |61721 COM |OXSEN, PETER & NANCY 0.00 0.00 0.18 0.04 0.04
107 N10 E23 12BCAC1 |84619 IRR  |TRAN, THOMAS AND LAURILL 2.53
107 N10 E24 03BBABI1 |54655 IRR |CEFALU, JOHN N. 151.60 | 138.61 26.09 26.36 62.63
107 N10 E24 03BBDD1 (16440 IRR  |F.LM. CORP. 423.01 | 44293 | 270.37 | 251.32 | 102.89
107 N10 E24 04AADD1 |65468 IRR  |RENNER LASHELE M. 20.00 22.26 16.84 17.74 21.21
107 N10 E24 04ABCA1 (58875, 71384 IRR  |SIX-N RANCH, INC. 873.78 | 954.36 | 828.42 | 614.99 2.16
107 N10 E24 04CDDC1 (13494 IRR |F.LM. CORP. 0.00 0.00 0.00 0.00 0.00
107 N10 E24 0SACDDI1 |66253, 66254, 66255 IRR  |JOHN AND LURA WEAVER FAMILY TRUST 600.23 | 544.14 | 287.21 74.40 0.00
107 N10 E24 05CBAD1 (12278 IRR |F. M. FULSTONE INC 144.50 [ 144.50 0.00 144.50 72.25
107 N10 E24 07CDBA1 (25506 IRR |GROSVENOR, ELAINE L. 620.08 [ 346.09 | 32591 345.73 0.00
107 N10 E24 07DCCBI1 |53907 IRR  |HULSTROM, GENE E. & DONNA 221 2.18 1.65 1.97 1.92
107 N10 E24 07DDBB1 (18680 IRR  |DREYER, ROLAND AND JOAN 815.50 13.09 5.67 2.04 0.00
107 N10 E24 08CBCA1 |26730, 33232 IRR |F.LM. CORP. 1,630.04 | 1426.40 | 1067.85 | 719.44 355.71
107 N10 E24 08CCBA1 |71673 IRR  |ROSACHI FAMILY TRUST 0.00 0.00 0.00 0.00 0.00
107 N10 E24 09BACD1 (82479 IRR |F.LM. CORP. 0.00 0.00
107 N10 E24 09BACD2 (18879 IRR  |F.LM. CORP. 481.65 | 933.87 | 547.51 | 429.11 71.90
107 N10 E24 09BCBC1 |14987 IRR |F.LM. CORP. 1,172.00 | 1,172.00 | 764.68 | 205.56 32.79
107 N10 E24 09CDCC1 |25374, 69528, 71714 IRR |S.V. DEVELOPMENT, LTD. & F. M. FULSTONE INC. 0.00 0.00 0.00 0.00 0.00
107 N10 E24 16ACCC1 |22904 IRD [NORTH VALLEY HOLDINGS, LLC 0.00 414.64 0.00 0.00 0.01
107 N10 E24 17CBDB1 (62992 QM  [SOUTH LYON COUNTY HOSPITAL DISTRICT 0.11 0.13 0.52 0.81 0.39
107 N10 E24 17CCAA1 (26883, 77431, 77433 IRR  |PREPPY VISION LLC 565.18 | 678.71 | 39821 | 447.14 | 211.99
107 N10 E24 18ACCB1 |71558 IRR  |SAVIDGE, DALE A. & MAUREEN P. 6.06 3.37 0.00 0.00 0.00
107 N10 E24 18BACD1 (28293, 41361 IRR |F.LM. CORP. 495.16 39.54 436.53 | 641.20 | 462.87
107 N10 E24 18DACBI1 (61987 IRR |ROYCE W. ANDERSON, TRUSTEE 20.00 8.64 13.30 17.71 18.77
107 N10 E24 20ABAA1 ézzig’ 77430, 77432, 85399, 86612, IRR  |PREPPY VISION LLC 937.22 | 681.27 | 440.14 [ 288.95 82.04
107 N10 E24 20ABDC1 (57236, 57237 IRR  |DANA STUART-MOORE TRUST DATED APRIL 2, 201(C 42.68 42.03 34.17 18.16 22.86
107 N10 E24 20BDDD1 |20014 IRR |AIAZZI, GARY R AND CYNTHIA J 191.87 | 433.63 | 371.79 | 37851 8.54
107 N10 E24 20DCDC1 (27704 IND [L.S.DAY,INC 13.03 7.76 16.73 22.14 50.10
107 N10 E24 21BABA1 (23627 IRR  |F.LM. CORP. 294.53 | 37420 | 185.58 | 303.02 | 340.00
107 N10 E24 21DDAD1 [79967, 84239, 84407, 84408 IRR  |TODD JAMES OBANION; ROSSE, DEBRA DEAN; SEWARD, JOHN AND JOYCE 5.38 62.03 8.00 12.52 4.67
107 N10 E24 22CBBB1 |86288 WLD |U.S. FOREST SERVICE 0.00 0.00 0.00 0.00 0.00
107 N10 E24 29ABBA1 (83742 COM |GERALD GREGORY ENSEN AND MONICA STAGEN JENSEN REVOCABLE LIVING TRUST 2.00 1.90
107 NI11 E23 01DCDB1 71361 IRR |HALLEY, DAN 2.42 2.10 1.98 4.77 2.82
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ABBREVIATIONS

(SOME ABBREVIATIONS LISTED BELOW MAY NOT BE INCLUDED IN THIS PLAN SET)

A.B. AGGREGATE BASE

AC ASPHALT CEMENT CONCRETE
AP ANGLE POINT

APPROX APPROXIMATE

BC BEGIN CURVE

BLDG BUILDING

BM BENCH MARK

BW BACK OF SIDEWALK

CB CATCH BASIN

C&G CURB AND GUTTER

CL CENTER LINE

CMP CORRUGATED METAL PIPE
CY CUBIC YARD

DI DROP INLET

DIA DIAMETER

E ELECTRIC

EA EACH

EOP EDGE OF AC PAVEMENT
EC END CURVE

EL ELEVATION

EX. EXISTING

FF FINISH FLOOR ELEVATION
FG FINISH GRADE

FH FIRE HYDRANT

FL FLOW LINE

G GAS

GB GRADE BREAK

GV GATE VALVE

IE INVERT ELEVATION

LF LINEAR FOOT

MAX MAXIMUM

LEGEND

- EX. PROPERTY LINE

S — CENTER LINE OF ROADWAY

______ W-———--  EX.WATER LINE
_____ Ss-----  EX.SANITARY SEWER
______ G-————  EX.GAS
o EX. FIRE HYDRANT
o pp EX. POWER POLE
() EX. SANITARY SEWER MANHOLE

____________ EX. EDGE OF PAVEMENT

EX. CONTOUR

MIN
NDOT
NTS

PCC
PE

PP

PUE
PVC

RCP
SD
SS
SSCO
SSMH
STA
TBC
TYP

WM
%

MINIMUM

NEVADA DEPARTMENT OF TRANSPORTATION
NOT TO SCALE

PORTLAND CEMENT CONCRETE
POLYETHYLENE

POWER POLE

PUBLIC UTILITY EASEMENT
POLYVINYL CHLORIDE

RADIUS

REINFORCED CONCRETE PIPE
STORM DRAIN

SANITARY SEWER

SANITARY SEWER CLEANOUT
SANITARY SEWER MANHOLE
STATION

TOP BACK OF CURB

TYPICAL

WATER

WATER METER

PERCENT

PROPOSED PRIVATE WATER

PROPOSED GAS

PROPOSED FIRE HYDRANT

PROPOSED SANITARY SEWER MANHOLE

PROPOSED CURB & GUTTER

PROPOSED FLOWLINE

PROPOSED PCC CONCRETE

PROPOSED PRIVATE SANITARY SEWER
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SHEET INDEX

SIERRA SKIES RV RESORT LLC

A PLANNED UNIT DEVELOPMENT

SHEET 1 TITLE SHEET

SHEET 2 EXISTING SITE PLAN & EROSION CONTROL PLAN
SHEET 3 PROPOSED SITE PLAN

SHEET 4 PROPOSED UTILITY PLAN

SHEET 5 DETAIL SHEET

OWNER

SIERRA SKIES RV RESORT LLC
CONTACT: R L SHAHEEN COMPANY
P.O. BOX 1781

CARSON CITY, NEVADA 89702

(775) 883-3040

ENGINEER

RESOURCE CONCEPTS, INC.
CONTACT: RACHEL D. KRYDER, P.E.
340 NORTH MINNESOTA STREET
CARSON CITY, NEVADA 89703

(775) 883-1600

BASIS OF BEARING

THE BASIS OF BEARINGS FOR THIS SURVEY IS N 03°47'09"W BETWEEN CARSON CITY CONTROL
POINTS CC053 AND CC056 AS SHOWN ON THE RECORD OF SURVEY FILED FOR RECORD JUNE 30,

2016, AS FILE NO. 465858 AT PAGE 2865 OF OFFICIAL RECORDS OF CARSON CITY, NEVADA

BASIS OF ELEVATION

THE BASIS OF ELEVATION FOR THIS MAP IS THE CARSON CITY CONTROL POINT CCO053, A 2" BRASS

DISC SET IN CONCRETE, HAVING AN ELEVATION OF 4714.97'

PROJECT DATA

ASSESSOR'S PARCEL NUMBER:
TOTAL SITE AREA:

PROPOSED PHASE 1 RV LOTS:
PROPOSED PHASE 1 COMMON LOTS:
PROPOSED PHASE 2 RV LOTS:
PROPOSED PHASE 2 COMMON LOTS:
TOTAL RV LOTS:

TOTAL COMMON LOTS:

TOTAL ACRES (COMMON LOTS/OPEN SPACE):

PARKING SPACES (WITHIN LOTS):
PARKING SPACES (AMENITIES):
MASTER PLAN DESIGNATION:
CURRENT ZONING:

FEMA FLOOD HAZARD ZONE:

WATER SERVICE:

SEWER SERVICE:

008-123-40
38.610 ACRES (1,681,852 S.F.)

132 LOTS

4LOTS

95 LOTS

2 LOTS

227 LOTS

6 LOTS

9.59 ACRES

454 SPACES (2 PER LOT)

35 SPACES

COMMUNITY/REGIONAL COMMUNITY

TC - TOURIST COMMERCIAL

ZONE X (UNSHADED), ZONE X (SHADED) - SOUTHERN

PORTION AS SHOWN ON SHEET 2
PUBLIC (CARSON CITY)

PUBLIC (CARSON CITY)
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Conceptual Drainage Study
Sierra Skies RV Resort
1400 Old Hot Springs Road

INTRODUCTION

Introduction

This conceptual drainage study is prepared for submittal to Carson City Community Development, on
behalf of Roger Shaheen and Sierra Skies RV Resort, LLC. The purpose of this study is to support the
Tentative Planned Unit Development Map submittal, provide information pertaining to the site drainage
and determine the existing peak flows, as well as off-site releases and their impacts to downstream
systems. This study considers the 2-, 5-, 25- and 100-year storm events based on times of concentration.
Supporting documentation and calculations are provided within this report.

The approach taken in this study is in accordance with Division 14 of the Carson City Development Standards
of the Municipal Code.

Description of Project

The proposed development on the subject property will be approximately 227 RV parcels with associated
roadways, landscaping, clubhouse, pool, tennis court, pickle ball court, stormwater detention basins,
office, gatehouse, loading and unloading areas, one 9-hole putting green area, a maintenance and storage
area, and associated parking features. Land disturbing activity will include excavation and compaction of
the subgrade, placement of aggregate base, footings and foundation, asphalt surface, paver surfaces, and
concrete sidewalks. On-site areas of steep slopes have the potential for erosion. This will be mitigated
through re-grading to reduce slopes and placement of rip-rap and vegetative stabilization.

This Conceptual Drainage Study accompanies the Tentative Planned Unit Development for Sierra Skies RV
Resort. The proposed development includes 227 RV parcels intended to be separate legal parcels for
individual ownership, as well as common areas and amenities. Lots range in size from 38’ wide by 90’ deep
to 40’ wide by 100’ deep, with some larger irregularly shaped corner lots. A 20’ by 60’ paver pad and
landscape buffers between lots will be constructed as part of the improvements of the resort, with each
individual lot owner responsible for the improvement and landscaping of the remainder of the lot. It is
assumed for the purpose of this Study that each lot will include a maximum impervious area of 70%,
including the pad. Common areas of the project will include paved roadways, patio areas, amenities such
as putting greens, a clubhouse, tennis court, and a pool, and landscaping areas as shown on the Tentative
PUD. Landscaped areas will include turf in some areas, with trees and shrubs providing the majority of the
landscape coverage.

Existing Site Conditions

The project site is bordered on two sides by existing development. Residential developments bound the
property to the west, Carson Hot Springs, vacant commercially zoned property, and Old Hot Springs Road
border the property to the south. Property to the north and east remains undeveloped.

The project property in this study encompasses approximately 38.61 acres, with the entire site included
in the analyzed drainage area, as defined in the Drainage Map located in Appendix B of this report. The
existing site consists of mostly disturbed fill soil, and some unpaved areas of disturbed soils with minimal
vegetative growth. Existing topography in the area is generally gently sloping, with a raised area on the
eastern portion of the site, and with an overall on-site slope of approximately 2.8% from the northeastern
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Conceptual Drainage Study
Sierra Skies RV Resort
1400 Old Hot Springs Road

corner to southwestern corner. There are steep slopes along the boundaries of the property which are up
to 2:1 along portions of the southern and northeastern boundary, areas internally, and slopes up to 5:1
along the western boundary. The property is located almost entirely outside any special flood hazard area
and is designated as Zone X (unshaded). The south end of the access road at Old Hot Springs Road is within
Zone X (shaded). 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.

The Natural Resource Conservation Service Soil Survey of Carson City classifies the on-site soils in this area
as Bishop loam (saline), Indiano variant gravely fine sandy loam (4 to 15 percent slopes), Surpass coarse
sandy loam (2 to 4 percent slopes MLRA 26), and Vamp fine sandy loam (slightly saline-alkali). The Soil
Resource Report for the site is included in Appendix B, and identifies the soils at the site as Hydrologic Soil
Groups A, C, and C/D. However, almost the entire site is covered by imported fill of various depths,
reportedly from construction of the nearby Interstate 580. Undocumented clayey fill soil on the site
consists of from approximately one to 20 feet thick, based on test pits and aerial images. The average
depth is approximately 11.5 feet on the west and nearly 20 feet on the east.

There are no existing irrigation systems on or adjacent to the site. There is an existing unimproved
drainage ditch along the west margin of the property conveying off-site runoff from the north to the south.
Once developed, the ditch will be improved and will discharge in the same approximate location and no
greater flow rates that prior to development for the 5-year storm event.

Adjacent developments include residential developments to the west of the parcel, Carson Hot Springs to

the south, and undeveloped property to the north and east. Overall drainage in the area is conveyed to
the south and east both by surface and subsurface infrastructure, as well as natural drainage channels.

Resource Concepts, Inc.
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Figure 1. Location Map

Map depicting location of proposed development
Not to Scale
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Conceptual Drainage Study
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EXISTING AND PROPOSED HYDROLOGY

Drainage Basin Boundaries

Existing Off-Site Drainage Description

The project site is bordered by existing development and undeveloped areas. Existing flows from the north
drain to the subject parcel. Four drainage channels of varying size convey flows from north to south to the
north boundary of the site, where flows are intercepted by a shallow unimproved drainage channel that
runs east to west along the north side of the property, then runs south along the west side of the property,
and through to the property to the immediate south. While there is an existing semi-developed basin on-
site, the off-site runoff is not routed into this basin. A drainage map depicting the existing site drainage is
included in Appendix B. Topography in the area is gently sloping, with a raised area on the eastern portion
of the site, and with an on-site slope of approximately 2.8% from the northeastern corner to southwestern
corner. Land use in the surrounding area is semi-developed, with residential development to the west and
Carson Hot Springs to the South. There are undeveloped areas to the north, south and east of the
property, along Old Hot Springs Road, Arrowhead Drive, and Goni Road. Soil type on-site is not identical
to surrounding area soil types due to the site being covered with fill material. Due to the semi-developed
nature of the surrounding area, the erosion potential is low. Based on field investigation, there are two
existing CMP culverts to the north of the site that convey runoff from north to south under Arrowhead Drive
and into drainage channels that convey flow to the subject site. An 18” CMP culvert is located approximately
along the extension of the west boundary of the subject property, and has an estimated slope of
approximately 1%, which accommodates a maximum discharge capacity of 6.12 CFS. A 15” CMP culvert,
located approximately halfway between the extensions of the east and west property lines, has an estimated
slope of approximately 1%, which accommodates a maximum discharge capacity of 3.76 CFS. Based on
information provided by Carson City for the Goni Restudy and Remapping (2017), the peak flow for the 100-
year storm within the existing drainage channel along the west boundary of the site (from off-site flows) is
91 cfs. This peak flow assumes flow exceeding the capacity of the culverts and overtopping Arrowhead Drive
from the north. The proposed development does not change any flow paths for off-site drainage adjacent
to the parcel. No changes to off-site drainage channels are proposed, and on-site proposed flow paths are
much the same as pre-development flow paths. At the request of Carson City, a public drainage easement
will be provided to encompass an improved drainage channel and access road along the west side of the
project.

On-Site & Downstream Drainage Description

Historic and current on-site drainage occurs mostly as sheet flow from north to south, and slightly west
toward Old Hot Springs Road. Existing drainage channels on-site include channels along the north and
west sides of the property, which will be improved as part of the proposed development. The existing site
is undeveloped with disturbed soil and some vegetation present. An existing semi-developed drainage
basin is located in the southwest portion of the property, but no developed drainage channels flow to the
basin. A map depicting the current drainage of the site is provided in Appendix B.

Based on the FLO-2D modeling performed as part of the Goni Restudy and Remapping, flow downstream
of the existing drainage channel on the west side of the property splits, with a portion flowing south along
the existing access roadway to Old Hot Springs Road, and a portion flows west toward Interstate 580.
Flows south of the property and from the existing access road flow south to Old Hot Springs Road and

Resource Concepts, Inc.

Page 4



Conceptual Drainage Study
Sierra Skies RV Resort
1400 Old Hot Springs Road

continue east to existing culverts, eventually reaching the wetland area south of Research Way and east
of Interstate 580.

Floodplain & Irrigation Information

The project is not located in or adjacent to any FEMA-designated special flood hazard area. It is located
within Flood Zone X (unshaded), per the Flood Insurance Rate Map (FIRM) for Carson City, panel
3200010084 F, dated February 19, 2014 (see Appendix A). The site slopes from a maximum elevation of
4749 ft at the northeast corner, to an elevation of 4713 ft at the southwest corner. 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 avoid
construction within these areas and maintain and improve drainage channels to convey stormwater in
the affected areas on-site.

There is no existing or proposed irrigation on the subject parcel.

Previous Drainage Studies

A Conceptual Drainage Study was prepared by others in 2016 as part of a prior Special Use Permit
application. A Preliminary Technical Drainage Study was prepared by Resource Concepts, Inc. on
December 20, 2018 as part of a prior Special Use Permit application. This area is included in the Goni
Restudy and Remapping, prepared by Michael Baker International for Carson City in 2017.
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PROPOSED DRAINAGE FACILITIES

Proposed Flow Routing

On-site runoff will be routed primarily above ground within curb and gutters to multiple on-site above-
ground detention basins. The basins will be positioned and sized to detain the increase in runoff for the
5-year storm event. Overflow routing will be provided for the 100-year storm flows. Specific routing and
basin volumes will be determined as part of the civil design for the site.

Storm Drainage Analysis

Peak flows and volumes for the existing 38.61-acre parcel, as well as the proposed planned unit
development, were analyzed using the Rational Method computational procedure. Run-off coefficients
were based on weighted averages, considering undeveloped and developed surfaces. Run-off coefficient
values ranged from 0.35 for existing native undeveloped areas to 0.95 for impervious areas and were
selected from Applied Hydrology (Ven T. Chow, McGraw Hill International Editions. 1988). Because each
parcel owner will be responsible for improvements on each lot, it is assumed that each lot has a maximum
impervious cover of 70%, with the remainder as landscaping. The 2-, 5-, 25-, and 100-year storm events
were analyzed utilizing the times of concentration. Times of concentration were based on soil conditions,
topography and NOAA recorded precipitation in the project area. A complete set of calculations, mapping
and supporting materials are included in the appendices of this study. Peak flows and volumes for the 5-
year and 100-year events are presented in Table 1 and 2, below.

Table 1. 5-year and 100-year storm event peak flows.

Propertv Status Peak Flow (CFS) Peak Flow (CFS)
perty 5-Yr Event 100-Yr Event
Existing Condition: 38.61-Acre Parcel 16.62 40.27
Proposed Future Condition 40.85 98.69
Difference 24.23 58.42

Table 2. 5-year and 100-year storm event peak volumes.

Property Status Peak Volume (CF) Peak Volume (CF)
5-Yr Event 100-Yr Event
Existing Condition: 38.61-Acre Parcel 16,241.6 39,349.5
Proposed Future Condition 18,117.3 43,773.3
Difference 1,875.7 4,423.8
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CONCLUSIONS

Compliance with CCMC & Carson City Development Standards

The project is in compliance with state and local drainage laws, meeting the requirements of Division 14
of the Carson City Development Standards and the Municipal Code.

Compliance with FEMA requirements

The project is not located in or adjacent to any FEMA-designated special flood hazard area. It is located
within Flood Zone X (unshaded), per the Flood Insurance Rate Map (FIRM) for Carson City, panel
3200010111 F, dated February 19, 2014. 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.

Existing off-site runoff will be conveyed similarly to the pre-development conditions, and no modifications
to the floodplain or special design considerations are planned or anticipated as a part of this project.

Impact of Proposed Development on Off-Site Property & Facilities

This study supports the development of the Sierra Skies RV Resort in two phases. Area peak flow rates
and volumes are increased due to proposed development, but excess flows and volumes are detained in
detention basins on-site. Since all additional flows and volumes are detained on-site and floodplain
modifications are not planned, there is no impact to offsite facilities or properties.

Mitigation of Impacts & Implementation Schedule

On-site erosion and sediment control during construction shall be accomplished by employing temporary
erosion control measures. In addition, the contractor will be required to comply with all local, state, and
federal codes related to stormwater run-off. Construction will be completed in two phases. The schedule
of construction will be determined by the owner and coordinated with Carson City. Anticipated items to
be submitted by the contractor include, but may not be limited to, a proposed site plan that includes a
temporary erosion control plan. Temporary erosion control shall consist of fiber rolls, silt fences, and other
approved means of sediment control in accordance with Division 14 of the Carson City Development
Standards of the Municipal Code. Interim detention during construction is anticipated only as necessary.
Additional erosion and sediment control precautions will consist of routine maintenance of the detention
basins. The maintenance will be on an as-needed basis with an interval to be determined by the frequency
of storm events. Source control on the site to minimize any accumulation of sediment tracked onto the
site will extend the maintenance intervals of the on-site structures.

Resource Concepts, Inc.

Page 7
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Appendix A: Calculations

Rational Method Peak Flow and Storage Calculations



Rational Method Peak Flow and Storage Calculations



Sierra Skies RV Park (SS)

Peak Flow & Vol. Calculations
Drainage Study - Off Site Drainage
Project No. 18-135

Time of Concentration: Peak Flow Analysis
CHANNEL 1

Find: Pre- & Post-Development Peak flows & Storage volumes for the following storm events
a. 2-Year
b 5-Year
c. 25-Year
f. 100-Year

Given: Total Property Area = 3.84 acres
Impervious Area = 0.00 acres

Remaining Area = 3.84 acres

Assumptions: Run-off coeficients are as follows:

C= 0.35 for existing unpaved conditions
C= 0.95 for impervious surfaces (asphalt & concrete)
Equations: General equations are as follows:
Rational Method:
Q= C*I*A
where
= Peak Flow (cfs)
C= Run-Off Coefficient (unitless)
I= Rainfall Intensity (in/hr)

= Drainage Area (acres)

Intensities are obtained from the Time of Concentration, in conjunction with the
National Weather Service, NOAA Atlas 14.

OFF SITE Drainage-Rational Method.xlIs



Sierra Skies RV Park (SS)
Peak Flow & Vol. Calculations
Drainage Study - Off Site Drainage
Project No. 18-135

Time of Concentration: Peak Flow Analysis

Equations (Cont):

Time of Concentration (Tc): Sheet Flow Only
Tc=  [0.007 * (n*L)**]/[P*° *S™C  (ref. NRCS Kinematic Eq.)

where
n= Manning's Roughness Coefficient (unitless)
= Flow Length (ft)
= 2-Yr, 24-Hr Precipitation (in)
S= Slope of Hydraulic Grade Line (ft/ft)

Time of Concentration (Tc): Shallow Concentrated or Open Channel Flow

Te= L/v (ref. NRCS TR-55)
where
L= Flow Length (ft)
V= Velocity (fps)
where
v= 16.1345* ()"’ For Unpaved Areas
v= 20.3282%*(S)"’ For Paved Areas
Solution: Pre-Development Conditions

Tc=  [0.007 * (n* L)**]/[P*° * §™C
[0.007 * (.025 *91)"%]/ [1.47°° * .044%*C
0.04 hr (Sheet Flow)
139.94  seconds

Tc=  Length (ft) / Velocity (fps)

v= 16.1345*(0.02)""
2.28 fps (Unpaved)
L= 299 ft
Tc= 131.04 seconds

Tc (total) =  270.98  seconds
4.52 minutes (use 10-min for undeveloped)
0.08 hours

OFF SITE Drainage-Rational Method.xlIs



Sierra Skies RV Park (SS)

Peak Flow & Vol. Calculations
Drainage Study - Off Site Drainage
Project No. 18-135

Time of Concentration: Peak Flow Analysis

Solution (Cont): For Tc = 10.0 minutes. Intensities are as follows:
Event 2-Yr 5-Yr 25-Yr 100-Yr
Intensity 1.12 1.49 2.44 3.60

Rational Method - Pre Development

Run-Off | Rainfall | Drainage Peak Req'd

Storm | Coefficient| Intensity Area Flow Volume
Event EE E.E N E2E "Vol' (ft .
2 0.35 1.12 3.84 1.51 407.9
0.35 1.49 3.84 2.00 542.7

25 0.35 2.44 3.84 3.28 888.6
100 0.35 3.60 3.84 4.84 1,311.1

Culvert Flowing into Channel 1

Material CMP
Diameter 1
Slope J
Max Flow 6.12 CFS

Channel 1 + 18" Culvert

Run-Off | Rainfall | Drainage Peak Req'd

Storm | Coefficient| Intensity Area Flow Volume
Event EE E.E N E2E "Vol' (ft .
2 0.35 1.12 3.84 7.63 2,066.3
0.35 1.49 3.84 8.12 2,201.1

25 0.35 2.44 3.84 9.40 2,547.0
100 0.35 3.60 3.84 10.96 2,969.5

OFF SITE Drainage-Rational Method.xlIs



Sierra Skies RV Park (SS)
Peak Flow & Vol. Calculations
Drainage Study - Off Site Drainage
Project No. 18-135

Time of Concentration: Peak Flow Analysis
CHANNEL 2

Find: Pre- & Post-Development Peak flows & Storage volumes for the following storm events
a. 2-Year
b 5-Year
c. 25-Year
f 100-Year

Given: Total Property Area = 5.06 acres

Impervious Area = 0.00 acres

Remaining Area = 5.06 acres

Assumptions: Run-off coeficients are as follows:

C= 0.35 for existing unpaved conditions
C= 0.95 for impervious surfaces (asphalt & concrete)
Equations: General equations are as follows:
Rational Method:
Q= C*I*A
where

Q= Peak Flow (cfs)
= Run-Off Coefficient (unitless)
1= Rainfall Intensity (in/hr)

A= Drainage Area (acres)

Intensities are obtained from the Time of Concentration, in conjunction with the
National Weather Service, NOAA Atlas 14.

OFF SITE Drainage-Rational Method.xlIs



Sierra Skies RV Park (SS)
Peak Flow & Vol. Calculations

Drainage Study - Off Site Drainage
Project No. 18-135

Time of Concentration: Peak Flow Analysis
Equations (Cont):

Time of Concentration (Tc): Sheet Flow Only
Te=  [0.007 * (n*L)"*]/[P*° *S**C  (ref. NRCS Kinematic Eq.)

where
n= Manning's Roughness Coefficient (unitless)
= Flow Length (ft)
= 2-Yr, 24-Hr Precipitation (in)
S= Slope of Hydraulic Grade Line (ft/ft)
Time of Concentration (Tc): Shallow Concentrated or Open Channel Flow
Te= L/v (ref. NRCS TR-55)
where
L= Flow Length (ft)

v = Velocity (fps)

where
v= 16.1345*(S)*’ For Unpaved Areas
v= 20.3282*(S)"’ For Paved Areas
Solution: Pre-Development Conditions

Tc=  [0.007 * (n* L)**]/[P*° * §™C
[0.007 * (.025 *69)*%] / [1.47°° * .049°C

0.03 hr (Sheet Flow)
107.42  seconds

Tc=  Length (ft) / Velocity (fps)

v= 16.1345*(0.034)"
2.98 fps (Unpaved)
L= 297 ft
Tc= 99.83  seconds

Tc (total) = 207.25 seconds
3.45 minutes (use 10-min for undeveloped)
0.06 hours

OFF SITE Drainage-Rational Method.xlIs



Sierra Skies RV Park (SS)
Peak Flow & Vol. Calculations
Drainage Study - Off Site Drainage

Project No. 18-135

Time of Concentration: Peak Flow Analysis

Solution (Cont): For Tc = 10.0 minutes. Intensities are as follows:
Event 2-Yr 5-Yr 25-Yr 100-Yr
Intensity 1.12 1.49 2.44 3.60
Rational Method - Pre Development
Run-Off | Rainfall | Drainage Peak Req'd
Storm | Coefficient| Intensity Area Flow Volume
Event E'E EE ‘A E2E "Vol' (ft .
2 0.35 1.12 5.06 1.98 411.1
0.35 1.49 5.06 2.64 546.9
25 0.35 2.44 5.06 4.32 895.6
100 0.35 3.60 5.06 6.38 1,321.4
Culvert Flowing into Channel 2
Material CMP
Diameter 1
Slope J
Max Flow 3.76 CMP
Channel 2 + 15" Culvert
Run-Off | Rainfall | Drainage Peak Req'd
Storm | Coefficient| Intensity Area Flow Volume
Event EE E.E N E2E "Vol' (ft .
2 0.35 1.12 3.84 5.74 1,190.4
0.35 1.49 3.84 6.40 1,326.2
25 0.35 2.44 3.84 8.08 1,674.9
100 0.35 3.60 3.84 10.14 2,100.6

OFF SITE Drainage-Rational Method.xlIs




Sierra Skies RV Park (SS)
Peak Flow & Vol. Calculations
Drainage Study - Off Site Drainage
Project No. 18-135

Time of Concentration: Peak Flow Analysis
CHANNEL 3

Find: Pre- & Post-Development Peak flows & Storage volumes for the following storm events
a. 2-Year
b. 5-Year
c. 25-Year
f. 100-Year

Given: Total Property Area = 2.16 acres
Impervious Area = 0.00 acres

Remaining Area = 2.16 acres

Assumptions: Run-off coeficients are as follows:

C= 0.35 for existing unpaved conditions
C= 0.95 for impervious surfaces (asphalt & concrete)
Equations: General equations are as follows:
Rational Method:
Q= C*I*A
where
Q= Peak Flow (cfs)
C= Run-Off Coefficient (unitless)
I= Rainfall Intensity (in/hr)
A= Drainage Area (acres)

Intensities are obtained from the Time of Concentration, in conjunction with the
National Weather Service, NOAA Atlas 14.

OFF SITE Drainage-Rational Method.xls



Sierra Skies RV Park (SS)
Peak Flow & Vol. Calculations
Drainage Study - Off Site Drainage
Project No. 18-135

Time of Concentration: Peak Flow Analysis
Equations (Cont):

Time of Concentration (Tc): Sheet Flow Only

Tc=  [0.007 * (n*L)**]/[P*° *S™C  (ref. NRCS Kinematic Eq.)
where
n= Manning's Roughness Coefficient (unitless)
= Flow Length (ft)
P= 2-Yr, 24-Hr Precipitation (in)

= Slope of Hydraulic Grade Line (ft/ft)

Time of Concentration (Tc): Shallow Concentrated or Open Channel Flow

Te= L/v (ref. NRCS TR-55)
where
L= Flow Length (ft)
V= Velocity (fps)
where
v = 16.1345 * (S)O‘5 For Unpaved Areas
v= 20.3282*(S)"’ For Paved Areas

Solution:

Pre-Development Conditions

Tc=  [0.007 * (n* L)**]/[P*° * s™C
[0.007 * (.025 *83)*%]/[1.47°° *.05C
0.03 hr (Sheet Flow)
123.53  seconds
Tc=  Length (ft) / Velocity (fps)
v= 16.1345 *(0.029)"°
2.75 fps (Unpaved)
L= 278 ft
Tc= 101.18  seconds
Tc (total) =  224.71  seconds
3.75 minutes (use 10-min for undeveloped)
0.06 hours

OFF SITE Drainage-Rational Method.xlIs



Sierra Skies RV Park (SS)
Peak Flow & Vol. Calculations
Drainage Study - Off Site Drainage
Project No. 18-135

Time of Concentration: Peak Flow Analysis

Solution (Cont): For Tc = 10.0 minutes. Intensities are as follows:
Event 2-Yr 5-Yr 25-Yr 100-Yr
Intensity 1.12 1.49 2.44 3.60
Rational Method - Pre Development
Run-Off | Rainfall | Drainage Peak Req'd
Storm | Coefficient| Intensity Area Flow Volume
Event EE E.E N E2E "Vol' (ft .
2 0.35 1.12 2.16 0.85 190.3
0.35 1.49 2.16 1.13 253.1
25 0.35 2.44 2.16 1.84 414.5
100 0.35 3.60 2.16 2.72 611.6

OFF SITE Drainage-Rational Method.xlIs



Sierra Skies RV Park (SS)
Peak Flow & Vol. Calculations
Drainage Study - Off Site Drainage
Project No. 18-135

Time of Concentration: Peak Flow Analysis
CHANNEL 4

Find: Pre- & Post-Development Peak flows & Storage volumes for the following storm events
a. 2-Year
b. 5-Year
c. 25-Year
f. 100-Year

Given: Total Property Area = 1.48 acres
Impervious Area = 0.00 acres

Remaining Area = 1.48 acres

Assumptions: Run-off coeficients are as follows:

C= 0.35 for existing unpaved conditions
C= 0.95 for impervious surfaces (asphalt & concrete)
Equations: General equations are as follows:
Rational Method:
Q= C*I*A
where
Q= Peak Flow (cfs)
C= Run-Off Coefficient (unitless)
1= Rainfall Intensity (in/hr)
A= Drainage Area (acres)

Intensities are obtained from the Time of Concentration, in conjunction with the
National Weather Service, NOAA Atlas 14.

OFF SITE Drainage-Rational Method.xlIs



Sierra Skies RV Park (SS)
Peak Flow & Vol. Calculations
Drainage Study - Off Site Drainage
Project No. 18-135

Time of Concentration: Peak Flow Analysis
Equations (Cont):

Time of Concentration (Tc): Sheet Flow Only
Tc=  [0.007 * (n*L)**]/[P*° *S™C  (ref. NRCS Kinematic Eq.)

where
n= Manning's Roughness Coefficient (unitless)
= Flow Length (ft)
P= 2-Yr, 24-Hr Precipitation (in)

= Slope of Hydraulic Grade Line (ft/ft)

Time of Concentration (Tc): Shallow Concentrated or Open Channel Flow

Tc= L/v (ref. NRCS TR-55)
where
L= Flow Length (ft)
V= Velocity (fps)
where
v = 16.1345 * (S)O‘5 For Unpaved Areas
v= 20.3282%*(S)"’ For Paved Areas
Solution: Pre-Development Conditions

Tc=  [0.007 * (n* L)**]/[P*° * s™C
[0.007 * (.025 *77)*% /[1.47° *.065*C
0.03 hr (Sheet Flow)
104.74  seconds

Tc=  Length (ft) / Velocity (fps)

v= 16.1345 * (0.044)"°
3.38 fps (Unpaved)
L= 272 ft
Tc= 80.37  seconds

Tc (total)=  185.11  seconds

3.09 minutes (use 10-min for undeveloped)
0.05 hours

OFF SITE Drainage-Rational Method.xlIs



Sierra Skies RV Park (SS)

Peak Flow & Vol. Calculations
Drainage Study - Off Site Drainage
Project No. 18-135

Time of Concentration: Peak Flow Analysis

Solution (Cont): For Tc = 10.0 minutes. Intensities are as follows:
Event 2-Yr 5-Yr 25-Yr 100-Yr
Intensity 1.12 1.49 2.44 3.60
Rational Method - Pre Development
Run-Off | Rainfall | Drainage Peak Req'd
Storm | Coefficient| Intensity Area Flow Volume
Event EE E.E N E2E "Vol' (ft .
2 0.35 1.12 1.48 0.58 107.4
0.35 1.49 1.48 0.77 142.9
25 0.35 2.44 1.48 1.26 234.0
100 0.35 3.60 1.48 1.86 345.2

OFF SITE Drainage-Rational Method.xlIs



Sierra Skies RV Park (SS)

Peak Flow & Vol. Calculations
Drainage Study - On Site Pre Devlopment
Project No. 18-135

Time of Concentration: Peak Flow Analysis

Find:

Given:

Assumptions:

Equations:

Pre- & Post-Development Peak flows & Storage volumes for the following storm events

a. 2-Year
b. 5-Year
c. 25-Year
f. 100-Year
Total Property Area = 38.61  acres
Impervious Area = 0.00 acres
Remaining Area=  38.61  acres

Run-off coeficients are as follows:
C= 0.35 for existing unpaved conditions

C= 0.95 for impervious surfaces (asphalt & concrete)

General equations are as follows:

Rational Method:
Q= C*[*A

where
Q= Peak Flow (cfs)
C= Run-Off Coefficient (unitless)
I= Rainfall Intensity (in/hr)
A= Drainage Area (acres)

Intensities are obtained from the Time of Concentration, in conjunction with the
National Weather Service, NOAA Atlas 14.

2019-05-30 On Site Calculations.xls



SS - Peak Flow & Vol. Calculations
Drainage Study - On Site Pre Development
Project No. 18-135

Time of Concentration: Peak Flow Analysis
Equations (Cont):

Time of Concentration (Tc): Sheet Flow Only
Tc=  [0.007 * (n* L)**]/[P% * S™] (ref. NRCS Kinematic Eq.)

where
n= Manning's Roughness Coefficient (unitless)
L= Flow Length (ft)
= 2-Yr, 24-Hr Precipitation (in)
S= Slope of Hydraulic Grade Line (ft/ft)

Time of Concentration (Tc): Shallow Concentrated or Open Channel Flow

Tc= L/v (ref. NRCS TR-55)
where
L= Flow Length (ft)
V= Velocity (fps)
where
v = 16.1345 * (S)O‘5 For Unpaved Areas
v= 20.3282*(S)"’ For Paved Areas
Solution: Pre-Development Conditions

Tc=  [0.007 * (n* L)**]/[P% * 8™
[0.007 * (.025 * 175)*%1/[1.47°° * .005°%]
0.16  hr (Sheet Flow)
563.56  seconds

Tc=  Length (ft) / Velocity (fps)

v= 16.1345 *(0.021)"°
2.34 fps (Unpaved)
L= 967 ft
Tc= 413.58 seconds

Tc (total) =  977.14  seconds
16.29  minutes
0.27 hours

2019-05-30 On Site Calculations.xls



SS - Peak Flow & Vol. Calculations
Drainage Study - On Site Pre Development

Time of Concentration: Peak Flow Analysis

Project No. 18-135

Solution (Cont): For Tc = 15.0 minutes. Intensities are as follows:
Event 2-Yr 5-Yr 25-Yr 100-Yr
Intensity 0.92 1.23 2.01 2.98
Rational Method - Pre Development
Run-Off | Rainfall | Drainage Peak Req'd
Storm | Coefficient| Intensity Area Flow Volume
Event 'C' T ‘A 'Q' "Vol' (ft')
2 0.35 0.92 38.61 12.49 12,201.0
5 0.35 1.23 38.61 16.62 16,241.6
25 0.35 2.01 38.61 27.16 26,541.1
100 0.35 2.98 38.61 40.27 39,349.5

2019-05-30 On Site Calculations.xls




Sierra Skies RV Park (SS)
Peak Flow & Vol. Calculations
Drainage Study - On Site Post Development
Project No. 18-135

Time of Concentration: Peak Flow Analysis

Find: Pre- & Post-Development Peak flows & Storage volumes for the following storm events
a. 2-Year
b. 5-Year
c. 25-Year
f. 100-Year
Given: Total Property Area = 38.61 acres
Impervious Area=  23.13  acres
Remaining Area= 1548  acres

Assumptior Run-off coeficients are as follows:
C= 0.35 for existing unpaved conditions
C= 0.95 for impervious surfaces (asphalt & concrete)

Equations: General equations are as follows:

Rational Method:
Q= C*I*A
where

= Peak Flow (cfs)

= Run-Off Coefficient (unitless)
= Rainfall Intensity (in/hr)

= Drainage Area (acres)

Intensities are obtained from the Time of Concentration, in conjunction with the
National Weather Service, NOAA Atlas 14.



SS - Peak Flow & Vol. Calculations
Drainage Study - On Site Post Development
Project No. 18-135

Time of Concentration: Peak Flow Analysis
Equations (Cont):

Time of Concentration (Tc): Sheet Flow Only
Tc=  [0.007 * (n* L)**]/ [P*® * §*% (ref. NRCS Kinematic Eq.)

where
n= Manning's Roughness Coefficient (unitless)
L= Flow Length (ft)
P= 2-Yr, 24-Hr Precipitation (in)

= Slope of Hydraulic Grade Line (ft/ft)

Time of Concentration (Tc): Shallow Concentrated or Open Channel Flow

Tc= L/v (ref. NRCS TR-55)
where
L= Flow Length (ft)
v = Velocity (fps)
where
v = 16.1345 * (S)O'5 For Unpaved Areas
v= 20.3282*(S)"’ For Paved Areas

Solution: Post-Development Conditions
Tc=  [0.007 * (n* L)**/ [P*° * §*%
[0.007 * (.025 * 95)*%1/ [1.47°° * .02°]

0.06 hr (Sheet Flow)
198.55 seconds

Tc=  Length (ft) / Velocity (fps)

v= 20.3282*(0.015)"°
2.49 fps (Paved)
L= 610 ft
Tc= 245.01  seconds

Tc (total) =  443.56 seconds
7.39 minutes
0.12 hours




SS - Peak Flow & Vol. Calculations
Drainage Study - On Site Post Development
Project No. 18-135

Time of Concentration: Peak Flow Analysis

Solution (C  For Tc= 10.0 minutes. Intensities are as follows:
Event 2-Yr 5-Yr 25-Yr 100-Yr
Intensity 1.12 1.49 2.44 3.60
Rational Method - Post Development
Run-Off | Rainfall | Drainage Peak Req'd
Storm | Coefficient| Intensity Area Flow Volume
Event 'C' T ‘Al Q' "Vol' (ft})
2 0.71 1.12 38.61 30.70 13,618.4
5 0.71 1.49 38.61 40.85 18,117.3
25 0.71 2.44 38.61 66.89 29,668.6
100 0.71 3.60 38.61 98.69 43,773.3




Appendix B: Exhibits

Soil Resource Report and Map
FEMA FIRMette

Draft Flood Changes

Goni Restudy and Remapping (map)
Precipitation Frequency Data
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Preface

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

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

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

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

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

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

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its
programs and activities on the basis of race, color, national origin, age, disability,
and where applicable, sex, marital status, familial status, parental status, religion,
sexual orientation, genetic information, political beliefs, reprisal, or because all or a
part of an individual's income is derived from any public assistance program. (Not
all prohibited bases apply to all programs.) Persons with disabilities who require



alternative means for communication of program information (Braille, large print,
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity
provider and employer.
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How Soil Surveys Are Made

Soil surveys are made to provide information about the soils and miscellaneous
areas in a specific area. They include a description of the soils and miscellaneous
areas and their location on the landscape and tables that show soil properties and
limitations affecting various uses. Soil scientists observed the steepness, length,
and shape of the slopes; the general pattern of drainage; the kinds of crops and
native plants; and the kinds of bedrock. They observed and described many soil
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The
profile extends from the surface down into the unconsolidated material in which the
soil formed or from the surface down to bedrock. The unconsolidated material is
devoid of roots and other living organisms and has not been changed by other
biological activity.

Currently, soils are mapped according to the boundaries of major land resource
areas (MLRAs). MLRAs are geographically associated land resource units that

share common characteristics related to physiography, geology, climate, water

resources, soils, biological resources, and land uses (USDA, 2006). Soil survey
areas typically consist of parts of one or more MLRA.

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

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

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

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

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

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

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

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

After soil scientists located and identified the significant natural bodies of soil in the
survey area, they drew the boundaries of these bodies on aerial photographs and
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identified each as a specific map unit. Aerial photographs show trees, buildings,
fields, roads, and rivers, all of which help in locating boundaries accurately.



Soil Map

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

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

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

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

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

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

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

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

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

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

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

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

10




Custom Soil Resource Report

Map Unit Legend

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

4 Bishop loam, saline 201 19.6%

25 Haybourne sandy loam, 0 to 2 0.1 0.1%
percent slopes

35 Indiano variant gravelly fine 37.2 36.2%
sandy loam, 4 to 15 percent
slopes

58 Surpass coarse sandy loam, 2 35.1 34.1%
to 4 percent slopes MLRA 26

74 Vamp fine sandy loam, slightly 10.3 10.0%
saline-alkali

Totals for Area of Interest 102.8 100.0%

Map Unit Descriptions

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

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

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

11
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The presence of minor components in a map unit in no way diminishes the
usefulness or accuracy of the data. The objective of mapping is not to delineate
pure taxonomic classes but rather to separate the landscape into landforms or
landform segments that have similar use and management requirements. The
delineation of such segments on the map provides sufficient information for the
development of resource plans. If intensive use of small areas is planned, however,
onsite investigation is needed to define and locate the soils and miscellaneous
areas.

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

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

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

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

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

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

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

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

12
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Carson City Area, Nevada

4—Bishop loam, saline

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

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

Description of Bishop

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

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

Properties and qualities

Slope: 0 to 2 percent

Depth to restrictive feature: More than 80 inches

Natural drainage class: Poorly drained

Runoff class: High

Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20
to 0.57 in/hr)

Depth to water table: About 18 to 24 inches

Frequency of flooding: Occasional

Frequency of ponding: None

Calcium carbonate, maximum in profile: 5 percent

Salinity, maximum in profile: Slightly saline to moderately saline (4.0 to 8.0
mmhos/cm)

Sodium adsorption ratio, maximum in profile: 13.0

Available water storage in profile: High (about 9.8 inches)

Interpretive groups
Land capability classification (irrigated): 4w
Land capability classification (nonirrigated): 6w
Hydrologic Soil Group: C/D
Ecological site: WET MEADOW 10-14 P.Z. (R026XYO03NV)
Hydric soil rating: No

Minor Components

Voltaire
Percent of map unit: 5 percent

13
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Landform: Flood plains

Down-slope shape: Linear

Across-slope shape: Linear

Ecological site: WET SODIC BOTTOM (R026XY002NV)
Hydric soil rating: Yes

25—Haybourne sandy loam, 0 to 2 percent slopes

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

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

Description of Haybourne

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

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

Properties and qualities

Slope: 0 to 2 percent

Depth to restrictive feature: More than 80 inches

Natural drainage class: Well drained

Runoff class: Very low

Capacity of the most limiting layer to transmit water (Ksat): High (1.98 to 5.95
in/hr)

Depth to water table: More than 80 inches

Frequency of flooding: Rare

Frequency of ponding: None

Calcium carbonate, maximum in profile: 1 percent

Salinity, maximum in profile: Nonsaline to very slightly saline (0.0 to 2.0
mmhos/cm)

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

Interpretive groups
Land capability classification (irrigated): 3s
Land capability classification (nonirrigated): 6¢
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Hydrologic Soil Group: A
Ecological site: SANDY 8-10 P.Z. (R026XY020NV)
Hydric soil rating: No

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

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

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

Description of Indiano Variant

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

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

Properties and qualities
Slope: 4 to 15 percent
Depth to restrictive feature: 24 to 39 inches to lithic bedrock
Natural drainage class: Well drained
Runoff class: High
Capacity of the most limiting layer to transmit water (Ksat): Very low (0.00 to 0.00
in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water storage in profile: Low (about 3.5 inches)

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

15



Custom Soil Resource Report

58—Surpass coarse sandy loam, 2 to 4 percent slopes MLRA 26

Map Unit Setting
National map unit symbol: 2w4dx
Elevation: 4,590 to 5,250 feet
Mean annual precipitation: 8 to 14 inches
Mean annual air temperature: 48 to 52 degrees F
Frost-free period: 90 to 120 days
Farmland classification: Prime farmland if irrigated

Map Unit Composition
Surpass and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Surpass

Setting
Landform: Alluvial fans
Landform position (two-dimensional): Footslope
Landform position (three-dimensional): Base slope
Down-slope shape: Linear
Across-slope shape: Convex
Parent material: Mixed alluvium

Typical profile
A - 0to 14 inches: coarse sandy loam
Bw - 14 to 26 inches: gravelly sandy loam
C - 26 to 66 inches: gravelly loamy sand

Properties and qualities

Slope: 2 to 4 percent

Depth to restrictive feature: More than 80 inches

Natural drainage class: Well drained

Runoff class: Low

Capacity of the most limiting layer to transmit water (Ksat): High (1.98 to 5.95
in/hr)

Depth to water table: More than 80 inches

Frequency of flooding: Rare

Frequency of ponding: None

Calcium carbonate, maximum in profile: 1 percent

Salinity, maximum in profile: Nonsaline to very slightly saline (0.0 to 2.0
mmhos/cm)

Available water storage in profile: Low (about 5.5 inches)

Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 6e
Hydrologic Soil Group: A
Ecological site: LOAMY 10-12 P.Z. (R026XY010NV)
Hydric soil rating: No
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Minor Components

Holbrook
Percent of map unit: 5 percent
Landform: Alluvial fans
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Base slope
Down-slope shape: Linear
Across-slope shape: Convex
Ecological site: LOAMY 8-10 P.Z. (R026XY016NV)
Hydric soil rating: No

Koontz
Percent of map unit: 4 percent
Landform: Hills
Landform position (two-dimensional): Backslope
Landform position (three-dimensional): Side slope
Down-slope shape: Linear
Across-slope shape: Convex
Ecological site: SHALLOW LOAM 10-12 P.Z. (R026XY015NV)
Hydric soil rating: No

Greenbrae
Percent of map unit: 3 percent
Landform: Fan remnants
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Base slope
Down-slope shape: Linear
Across-slope shape: Convex
Ecological site: LOAMY 8-10 P.Z. (R026XY016NV)
Hydric soil rating: No

Mottsville
Percent of map unit: 2 percent
Landform: Alluvial fans
Landform position (two-dimensional): Footslope
Landform position (three-dimensional): Base slope
Down-slope shape: Concave
Across-slope shape: Linear
Ecological site: GRANITIC FAN 10-12 P.Z. (R026XY008NV)
Hydric soil rating: No

Incy
Percent of map unit: 1 percent
Landform: Dunes
Landform position (two-dimensional): Footslope
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Ecological site: SANDY 8-10 P.Z. (R026XY020NV)
Hydric soil rating: No
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74—Vamp fine sandy loam, slightly saline-alkali

Map Unit Setting
National map unit symbol: 2nngn
Elevation: 4,500 to 4,700 feet
Mean annual precipitation: 8 to 10 inches
Mean annual air temperature: 49 to 51 degrees F
Frost-free period: 100 to 110 days
Farmland classification: Not prime farmland

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

Description of Vamp

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

Typical profile
H1 - 0 to 3 inches: fine sandy loam
H2 - 3 to 36 inches: stratified fine sandy loam to silt loam
H3 - 36 to 42 inches: cemented material
H4 - 42 to 60 inches: stratified loamy sand to silt loam

Properties and qualities

Slope: 0 to 2 percent

Depth to restrictive feature: 20 to 39 inches to duripan

Natural drainage class: Somewhat poorly drained

Runoff class: Medium

Capacity of the most limiting layer to transmit water (Ksat): Moderately low to
moderately high (0.06 to 0.20 in/hr)

Depth to water table: About 36 to 60 inches

Frequency of flooding: Rare

Frequency of ponding: None

Calcium carbonate, maximum in profile: 5 percent

Salinity, maximum in profile: Slightly saline to moderately saline (4.0 to 8.0
mmhos/cm)

Sodium adsorption ratio, maximum in profile: 30.0

Available water storage in profile: Low (about 5.3 inches)

Interpretive groups
Land capability classification (irrigated): 3w
Land capability classification (nonirrigated): 6w
Hydrologic Soil Group: C
Ecological site: SALINE BOTTOM (R026XY004NV)
Hydric soil rating: No
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Location name: Carson City, Nevada, USA*
Latitude: 39.1947°, Longitude: -119.74°

Precipitation Frequency Data Server

NOAA Atlas 14, Volume 1, Version 5

Elevation: 4707.02 ft**
* source: ESRI Maps
** source: USGS
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POINT PRECIPITATION FREQUENCY ESTIMATES

TMEn 1

Sanja Perica, Sarah Dietz, Sarah Heim, Lillian Hiner, Kazungu Maitaria, Deborah Martin, Sandra
Pavlovic, Ishani Roy, Carl Trypaluk, Dale Unruh, Fenglin Yan, Michael Yekta, Tan Zhao, Geoffrey
Bonnin, Daniel Brewer, Li-Chuan Chen, Tye Parzybok, John Yarchoan

NOAA, National Weather Service, Silver Spring, Maryland

PF_tabular | PE_graphical | Maps_&_aerials

PF tabular
‘ PDS-based point precipitation frequency estimates with 90% confidence intervals (in inches)1
. | Average recurrence interval (years) |
Duration
[ 1+ | 2 || 5 || 10 || 25 || s || 100 | 200 | 500 | 1000 |
5-min 0.099 0.122 0.163 0.203 0.267 0.325 0.394 0.478 0.610 0.730
(0.085-0.116)|((0.106-0.145)((0.140-0.194)|{(0.172-0.240)|(0.220-0.316) ||(0.259-0.387)||(0.305-0.475)||(0.354-0.586) |(0.426-0.764) ||(0.485-0.931)
10-min 0.150 0.186 0.249 0.308 0.406 0.495 0.600 0.727 0.928 1.11
(0.129-0.177)[(0.162-0.221)[(0.213-0.295) |(0.262-0.365) (0.335-0.481) |(0.395-0.590) [(0.463-0.723) [(0.538-0.891) || (0.648-1.16) || (0.739-1.42)
15-min 0.186 0.231 0.308 0.383 0.502 0.613 0.744 0.901 1.15 1.38
(0.160-0.220)|(0.201-0.274)||(0.265-0.366) ||(0.325-0.452) ||(0.414-0.596) |(0.489-0.731)||(0.574-0.897) || (0.668-1.11) || (0.804-1.44) || (0.916-1.76)
30-min 0.250 0.311 0.415 0.515 0.677 0.826 1.00 1.21 1.55 1.85
(0.215-0.295)((0.269-0.369) |(0.356-0.493) ||(0.438-0.609) ||(0.558-0.802) | (0.659-0.985) | (0.773-1.21) || (0.899-1.49) || (1.08-1.94) || (1.23-2.37)
60-min 0.309 0.385 0.514 0.637 0.838 1.02 1.24 1.50 1.92 2.29
(0.266-0.366) [(0.334-0.456) [(0.441-0.610) [(0.541-0.753) [(0.691-0.993) | (0.816-1.22) || (0.957-1.50) || (1.11-1.84) || (1.34-2.40) || (1.53-2.93)
2-hr 0.415 0.515 0.656 0.781 0.970 1.14 1.33 1.56 1.96 2.33
(0.369-0.475)||(0.457-0.590)||(0.579-0.750) |[(0.681-0.893) || (0.824-1.11) || (0.945-1.32) || (1.07-1.56) || (1.22-1.86) || (1.46-2.43) || (1.68-2.96)
3-hr 0.496 0.619 0.776 0.905 1.09 1.24 1.42 1.64 2.01 2.36
(0.444-0.559)((0.556-0.699)|(0.692-0.875) || (0.800-1.02) || (0.945-1.23) || (1.06-1.42) || (1.19-1.64) || (1.35-1.93) || (1.60-2.45) || (1.83-2.99)
6-hr 0.688 0.858 1.07 1.23 1.45 1.63 1.80 2.01 2.31 2.57
(0.617-0.769)[(0.771-0.964) || (0.953-1.19) || (1.09-1.38) || (1.27-1.64) || (1.41-1.84) || (1.53-2.07) || (1.67-2.33) || (1.87-2.72) || (2.04-3.08)
12-hr 0.907 1.14 1.43 1.67 1.98 2.21 2.46 2.7 3.05 3.31
(0.808-1.02) || (1.01-1.28) || (1.27-1.61) || (1.47-1.87) || (1.72-2.24) || (1.91-2.53) || (2.09-2.83) || (2.25-3.16) || (2.47-3.62) || (2.63-4.00)
24-hr 1.18 1.47 1.86 217 2.60 2.95 3.31 3.68 418 4.58
(1.07-1.30) || (1.34-1.63) || (1.69-2.06) || (1.97-2.40) || (2.34-2.88) || (2.63-3.26) || (2.92-3.68) || (3.22-4.11) || (3.61-4.71) || (3.90-5.21)
2-da 1.40 1.76 2.24 2.63 3.17 3.60 4.05 4.53 5.19 5.71
Y || (1.26-1.58) || (1.58-1.98) || (2.01-2.52) || (2.35-2.95) || (2.81-3.57) || (3.17-4.07) || (3.54-4.61) || (3.91-5.19) || (4.40-6.00) || (4.78-6.69)
3.da 1.54 1.94 2.48 2.93 3.55 4.05 4.58 5.14 5.92 6.55
Y |l (1.38-1.74) || (1.73-2.19) || (2.22-2.80) || (2.60-3.30) || (3.13-4.01) || (3.55-4.59) || (3.97-5.21) || (4.41-5.88) || (4.99-6.85) || (5.44-7.66)
4-da 1.68 212 2.73 3.23 3.93 4.50 5.10 5.75 6.65 7.39
Yy (1.50-1.90) || (1.89-2.40) || (2.42-3.09) || (2.86-3.65) || (3.46-4.45) || (3.92-5.11) || (4.41-5.82) || (4.90-6.58) || (5.57-7.69) || (6.09-8.63)
7-da 1.96 2.47 3.20 3.79 4.60 5.25 5.94 6.65 7.65 8.44
Y || (1.74-2.21) || (2.20-2.80) || (2.85-3.62) || (3.36-4.28) || (4.05-5.22) || (4.50-5.97) || (5.14-6.77) || (5.71-7.62) || (6.46-8.86) || (7.03-9.87)
10-da 217 2.75 3.57 4.22 5.10 5.78 6.50 7.23 8.24 9.02
Y || (1.922.44) | 2.44-311) || (317-4.03) || 3.73-4.76) || (4.47-5.76) || (5.05-6.56) || (5.63-7.39) || (6.21-8.26) || (6.98-9.51) || (7.55-10.5)
20-da 2.66 3.38 4.37 5.13 6.14 6.90 7.69 8.46 9.50 10.3
y (2.38-2.98) || (3.02-3.79) || (3.91-4.89) || (4.57-5.73) || (5.44-6.86) || (6.08-7.73) || (6.72-8.65) || (7.35-9.56) || (8.16-10.8) || (8.74-11.8)
30-da 3.04 3.86 4.98 5.83 6.96 7.81 8.67 9.54 10.7 11.5
Y || (2.72-3.40) || (3.46-4.32) || (4.46-5.56) || (5.20-6.50) || (6.18-7.76) || (6.89-8.73) || (7.60-9.74) || (8.20-10.8) || (9.17-12.2) || (9.83-13.2)
45-da 3.56 4.54 5.84 6.80 8.04 8.94 9.83 10.7 11.7 12.5
y (3.20-3.96) || (4.07-5.03) || (5.24-6.47) || (6.09-7.52) || (7.17-8.90) || (7.95-9.93) || (8.70-10.9) || (9.41-11.9) || (10.3-13.2) || (10.8-14.1)
60-da 411 5.25 6.75 7.82 9.16 10.1 11.0 11.9 12.9 13.6
y (3.68-4.58) || (4.70-5.84) || (6.04-7.50) || (6.99-8.67) || (8.17-10.2) || (8.99-11.3) || (9.77-12.3) || (10.5-13.3) || (11.3-14.5) || (11.9-15.3)
1 Precipitation frequency (PF) estimates in this table are based on frequency analysis of partial duration series (PDS).
Numbers in parenthesis are PF estimates at lower and upper bounds of the 90% confidence interval. The probability that precipitation frequency estimates (for a
given duration and average recurrence interval) will be greater than the upper bound (or less than the lower bound) is 5%. Estimates at upper bounds are not
checked against probable maximum precipitation (PMP) estimates and may be higher than currently valid PMP values.
Please refer to NOAA Atlas 14 document for more information.
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NOAA Atlas 14, Volume 1, Version 5 s
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Location name: Carson City, Nevada, USA* g” %
Latitude: 39.1947°, Longitude: -119.74° i )’
Elevation: 4707.02 ft** f j
* source: ESRI Maps K> g
** source: USGS T e

POINT PRECIPITATION FREQUENCY ESTIMATES

Sanja Perica, Sarah Dietz, Sarah Heim, Lillian Hiner, Kazungu Maitaria, Deborah Martin, Sandra
Pavlovic, Ishani Roy, Carl Trypaluk, Dale Unruh, Fenglin Yan, Michael Yekta, Tan Zhao, Geoffrey
Bonnin, Daniel Brewer, Li-Chuan Chen, Tye Parzybok, John Yarchoan

NOAA, National Weather Service, Silver Spring, Maryland

PF_tabular | PE_graphical | Maps_&_aerials

PF tabular
‘ PDS-based point precipitation frequency estimates with 90% confidence intervals (in incheslhour)1 ‘
. | Average recurrence interval (years) |
Duration
[ 1+ | 2 || 5 || 10 || 25 || s || 100 | 200 | 500 | 1000 |
5-min 1.19 1.46 1.96 2.44 3.20 3.90 4.73 5.74 7.32 8.76
(1.02-1.39) || (1.27-1.74) || (1.68-2.33) || (2.06-2.88) || (2.64-3.79) || (3.11-4.64) || (3.66-5.70) || (4.25-7.03) || (5.11-9.17) || (5.82-11.2)
10-min 0.900 1.12 1.49 1.85 2.44 2.97 3.60 4.36 5.57 6.66
(0.774-1.06) || (0.972-1.33) || (1.28-1.77) || (1.57-2.19) || (2.01-2.89) || (2.37-3.54) || (2.78-4.34) || (3.23-5.35) || (3.89-6.98) || (4.43-8.50)
15-min 0.744 0.924 1.23 1.53 2.01 2.45 2.98 3.60 4.60 5.51
(0.640-0.880)|| (0.804-1.10) || (1.06-1.46) || (1.30-1.81) || (1.66-2.38) || (1.96-2.92) || (2.30-3.59) || (2.67-4.42) || (3.22-5.77) || (3.66-7.03)
30-min 0.500 0.622 0.830 1.03 1.35 1.65 2.00 2.43 3.10 3.7
(0.430-0.590)((0.538-0.738)||(0.712-0.986) || (0.876-1.22) || (1.12-1.60) || (1.32-1.97) || (1.55-2.42) || (1.80-2.98) || (2.16-3.88) || (2.47-4.73)
60-min 0.309 0.385 0.514 0.637 0.838 1.02 1.24 1.50 1.92 2.29
(0.266-0.366) [(0.334-0.456) [(0.441-0.610) [(0.541-0.753) [(0.691-0.993) | (0.816-1.22) || (0.957-1.50) || (1.11-1.84) || (1.34-2.40) || (1.53-2.93)
2.hr 0.208 0.258 0.328 0.390 0.485 0.569 0.664 0.780 0.980 1.16
(0.184-0.238)|((0.228-0.295)(/(0.290-0.375) ||(0.340-0.446)|(0.412-0.556)|(0.472-0.660)|((0.537-0.780) |[(0.610-0.928) || (0.732-1.21) || (0.840-1.48)
3-hr 0.165 0.206 0.258 0.301 0.362 0.414 0.473 0.547 0.669 0.786
(0.148-0.186)((0.185-0.233)||(0.230-0.291) ||(0.266-0.339)|(0.315-0.410)|((0.354-0.473)((0.395-0.545) |(0.448-0.642) ||(0.531-0.816) ||(0.608-0.995)
6-hr 0.115 0.143 0.178 0.205 0.242 0.272 0.301 0.335 0.385 0.429
(0.103-0.128) [(0.129-0.161) [(0.159-0.199) [(0.183-0.230) [(0.213-0.273) |(0.235-0.308) |(0.256-0.345) [(0.279-0.389) [(0.312-0.454) [(0.341-0.515)
12-hr 0.075 0.095 0.119 0.138 0.164 0.184 0.204 0.225 0.253 0.275
(0.067-0.085)|((0.084-0.106)|/(0.106-0.134)|/(0.122-0.155)/(0.143-0.186)|(0.158-0.210)((0.173-0.235)|((0.187-0.262)|((0.205-0.301)|((0.218-0.332)
24-hr 0.049 0.061 0.077 0.090 0.108 0.123 0.138 0.153 0.174 0.191
(0.044-0.054)((0.056-0.068)|(0.070-0.086) |/(0.082-0.100)||(0.098-0.120)|((0.110-0.136) |(0.122-0.153)|(0.134-0.171) ||(0.150-0.196) ||(0.163-0.217)
2-da 0.029 0.037 0.047 0.055 0.066 0.075 0.084 0.094 0.108 0.119
Y 10.026-0.033)|[(0.033-0.041)||(0.042-0.052) ||(0.049-0.061)||(0.059-0.074)||(0.066-0.085) ||(0.074-0.096) ||(0.082-0.108) |(0.092-0.125) ||0.100-0.139)
3.da 0.021 0.027 0.034 0.041 0.049 0.056 0.064 0.071 0.082 0.091
y (0.019-0.024)|((0.024-0.030)|/(0.031-0.039)||(0.036-0.046) ||(0.044-0.056) |(0.049-0.064)((0.055-0.072)|((0.061-0.082) | {(0.069-0.095) |((0.075-0.106)
4-da 0.018 0.022 0.028 0.034 0.041 0.047 0.053 0.060 0.069 0.077
y (0.016-0.020)((0.020-0.025)|(0.025-0.032) ||(0.030-0.038)||(0.036-0.046)|[(0.041-0.053) ((0.046-0.061)|(0.051-0.069) ||(0.058-0.080) ||(0.06 3-0.090)
7-da 0.012 0.015 0.019 0.023 0.027 0.031 0.035 0.040 0.046 0.050
Y (0.010-0.013)|[(0.013-0.017)||(0.017-0.022) ||(0.020-0.025) ||(0.024-0.031)||(0.027-0.036) ||(0.031-0.040) ||(0.034-0.045) |(0.038-0.053) ||0.042-0.059)
10-da 0.009 0.011 0.015 0.018 0.021 0.024 0.027 0.030 0.034 0.038
y (0.008-0.010)|((0.010-0.013)|/(0.013-0.017)/(0.016-0.020) /(0.019-0.024){(0.021-0.027)((0.023-0.031)|(0.026-0.034) | {(0.029-0.040) |((0.031-0.044)
20-da 0.006 0.007 0.009 0.011 0.013 0.014 0.016 0.018 0.020 0.021
y (0.005-0.006)((0.006-0.008)|(0.008-0.010) |/(0.010-0.012)||(0.011-0.014) |((0.013-0.016){(0.014-0.018)|(0.015-0.020) {|(0.017-0.023) ||(0.018-0.025)
30-da 0.004 0.005 0.007 0.008 0.010 0.011 0.012 0.013 0.015 0.016
Y (0.004-0.005)|((0.005-0.006)/(0.006-0.008) ||(0.007-0.009) |(0.009-0.011)|{(0.010-0.012){(0.011-0.014) |{(0.012-0.015)|((0.013-0.017)|((0.014-0.018)
45-da 0.003 0.004 0.005 0.006 0.007 0.008 0.009 0.010 0.011 0.012
y (0.003-0.004)((0.004-0.005) |(0.005-0.006) ||(0.006-0.007)||(0.007-0.008)|((0.007-0.009) ((0.008-0.010) |(0.009-0.011) ||(0.009-0.012)||(0.010-0.013)
60-da 0.003 0.004 0.005 0.005 0.006 0.007 0.008 0.008 0.009 0.009
y (0.003-0.003)((0.003-0.004)|(0.004-0.005) ||(0.005-0.006)|(0.006-0.007)||(0.006-0.008) ((0.007-0.009) |(0.007-0.009) ||(0.008-0.010) ||(0.008-0.011)
1 Precipitation frequency (PF) estimates in this table are based on frequency analysis of partial duration series (PDS).
Numbers in parenthesis are PF estimates at lower and upper bounds of the 90% confidence interval. The probability that precipitation frequency estimates (for a
given duration and average recurrence interval) will be greater than the upper bound (or less than the lower bound) is 5%. Estimates at upper bounds are not
checked against probable maximum precipitation (PMP) estimates and may be higher than currently valid PMP values.
Please refer to NOAA Atlas 14 document for more information.
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1.0 INTRODUCTION

This report presents the findings and conclusions of our geotechnical investigation for the proposed
Sierra Skies RV Resort, APN 08-123-40, located in Carson City, Nevada as shown on the project Vicinity
Map, Figure 1. This project will consist of 275 recreational vehicle (RV) spaces, driveways, numerous
buildings, trash enclosures, and associated landscaping. The proposed building locations, site
improvements, and our exploration locations are shown on the Site Plan, Figure 2.

2.0 ScoPE OF SERVICES

Our scope of services for our geotechnical investigation for the subject project included:

Reviewed the previous Preliminary Subsurface Investigation for the project by Lumos and
Associates, Inc. dated 2016.

Performed a site reconnaissance and marked the proposed exploratory test pit locations in
the field with white paint for subsequent underground utility location purposes.

Observed the excavation of five exploratory test pits (TP-1 through TP-5) at the site. The test
pits were excavated with a rubber-tire backhoe equipped with a 24-inch bucket to depths
ranging from approximately six to nine feet below the existing ground surface (bgs).

Logged the test pits in general accordance with the Unified Soil Classification System (USCS).

Obtained bulk samples from the test pits. Submitted selected soil samples for geotechnical
laboratory testing.

Logs of the exploratory test pits and other details of the field investigation are included in Appendix
A. Details of the laboratory-testing program including test results are included in Appendix B.

To aid in preparing this report, we visited the site and reviewed the following documents:

Carson City Quadrangle Geologic Map, Carson City, Nevada, Nevada Bureau of Mines and
Geology, 1977.

Carson City Quadrangle Earthquake Hazard Map, Carson City, Nevada, Nevada Bureau of
Mines and Geology, 1979, Scale 1:24,000.

New Empire Quadrangle Geologic Map, Carson City, Nevada, Nevada Bureau of Mines and
Geology, 1977.

New Empire Quadrangle Earthquake Hazard Map, Carson City, Nevada, Nevada Bureau of
Mines and Geology, 1979, Scale 1:24,000.

Preliminary Subsurface Investigation Report for Shaheen RV Park, 1100 Mark Way, Carson
City, Nevada, Lumos and Associates, Inc., October 2016.

Soil Survey of Carson City Area, Nevada, Natural Resources Conservation Service Website
(http://websoilsurvey.sc.egov.usda.gov/App/HomePage.htm).

U.S. Geological Survey and Nevada Bureau of Mines and Mineral Resources, 2008, Quaternary
fault and fold database for the United States, accessed January 2017 from USGS web site:
http://earthquake.usgs.gov/regional/qgfaults/.
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3.0 PROJECT DESCRIPTION
3.1 Project Overview

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
(APN) 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 Airport.

Sierra Skies RV Park, LLC intends to develop the property as a 30-day maximum stay RV park with up
to 275 RV spaces. The RV park will include a number of amenities including a clubhouse, pool, and
spa, general store, restaurant, golf putting green, restrooms, showers, laundry facilities, pet area,
walking trails, barbecue areas, and open space. Buildings will be traditional wood frame construction.
Approximate building square footages are as follows:

Clubhouse 6,650 SF

General Store 1,300 SF

Restaurant Unknown SF

Office 1,850 SF

Caretaker’s Residence 2,000 SF

Fitness Center 800 SF

Restrooms and Laundry 1,600 SF

Restrooms and Showers 1,060 SF (2 at 530 SF each)

Total Building Area to Date 15,260 SF

Though some area is set aside for a future restaurant, the size has not been determined at the time
of this report. Limited on-site RV storage is planned. Propane sales may be included on-site. The RV
Park will be developed in three phases, with the clubhouse, pool, laundry facilities, and general store
being completed in the first phase, along with 94 RV spaces. An additional 111 RV spaces and
buildings as appropriate will be developed as part of Phase 2, and Phase 3. This will consist of
development of the 70 RV spaces on the eastern portion of the site and will likely include installation
of a retaining wall and/or slope stabilization between the lower elevation of the Phase 1 area and the
higher elevation of the Phase 3 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.

Original topography of the site consisted of a gentle slope to the southeast (1%-2%). The elevation of
the subject property varies considerably, 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 for the construction of the nearby Interstate
580. No documentation for the fill placement on the site was provided to RCIl. According to Lumos
and Associates, there was some testing performed on the previously placed fill materials but at a rate
of from “5% to 10%” of normal practice and therefore is considered “undocumented” or
“uncontrolled fill. The east portion of the site has been constructed of fill that is higher than the
remainder of the site. Fill slopes up to 2:1 transition to the lower portions of the site.

The site generally drains from north to south, with elevations ranging from approximately 4700 ft.
adjacent to Old Hot Springs Road to approximately 4750 ft. at the northeast corner of the property.
An existing drainage basin is located in the southwest portion of the property and is constructed of
the same fill material as the rest of the site.

Due to the prior fill activities, no significant vegetation exists on the site. No existing structures are
located on the site, aside from a single well shed.



The purpose of our investigation was to characterize subsurface conditions within the project area as
they relate to the proposed construction. Based on our investigation and analysis we provide
recommendations for building pad construction, seismic design parameters, underground utility
installation, flexible pavement sections, concrete placement, and erosion control.

The scope of construction anticipated to be performed for this project consists of (but may not be
limited to) the following:

e Removal of all or a portion of the undocumented fill from roadways and building footprint
areas.

e Grading of driveway and RV and automobile parking areas.
e Construction of covered trash enclosures.

e Constructing new pavement asphalt concrete over aggregate base sections for the new drives
and parking lot sections.

e Installation of concrete curb, gutter, and sidewalk.

e Construction of building structures.

The recommendations presented herein are based on the analyses of the data obtained from other
firm’s geotechnical investigations and our exploratory samples, laboratory tests, engineering
analyses, and our local experience with similar soil and geologic conditions.

4.0 GEOLOGY

4.1 Regional Geology

The geology of the site is referenced from Carson City Geologic Map, Trexler, 1977, and the New
Empire Geologic Map by Bingler 1977, Figure 3. The Eagle Valley area in Carson City is a large fault
bounded valley typical of the western edge of the Basin and Range geomorphic province. The Basin
and Range topography is the result of an extension of the crust over approximately the past 10 million
years.

The geologic map shows that prior to development the area in the vicinity of the site was
predominantly underlain by Quaternary alluvial plain deposits of Eagle Valley and by Mesozoic meta-
volcanic rocks. The alluvial deposits are described by Trexler (1977) as yellowish brown to gray,
unstratified to poorly bedded, poorly to moderately sorted fine silty sand, sandy silt, granular clayey
coarse sand, and minor sandy gravel. The alluvial plain deposits are on the order of 2,000 feet deep
in the Eagle Valley basin based on geophysical data. The meta-volcanic rocks near the project site are
described as Triassic age fine grained, gneiss and schist derived from rhyolitic and andesite flows and
volcanic breccia.

4.2 Site Geology

Based on our experience with the project area, portions of the development will rest on deep alluvial
soils while the easterly portion of the project is underlain by Mesozoic intrusive meta-volcanic rocks.
Fill materials have been previously placed on the site which we consider “uncontrolled fill” due to the
lack of documentation. The fill materials are largely composed of clayey sands and clay with some
gravel, cobbles, and boulders. Based on Google Earth historic photography, the undocumented fill
was placed on the site from approximately 2004 to 2007. The project site sits just a few hundred feet
west of meta-volcanic bedrock outcrop areas.



5.0 SoiL AND GROUNDWATER CONDITIONS
5.1 General

The following soil descriptions include the USCS symbol where applicable. Appendix A contains the
test pit logs for reference to the vertical extents of the materials encountered at each location. Figure
2, the Site Plan shows the locations of our test pit explorations.

5.2 Soil Conditions

According to data from the Soil Survey of Carson City Area accessed on November 13, 2018,
(http://websoilsurvey.sc.egov.usda.gov/App/HomePage.htm.) the surface soils (prior to
development) are mapped as four soil units. The Soil Map is presented as Figure 4, for reference to
the following discussion. The four soil unit names, Unified Soils Classification System (USCS) rating,
and map numbers are as follows: Bishop loam, lean clay, CL, Soil Map Unit 4; Indiano variant, gravelly
sandy loam (SM), Soil Map Unit 35; Surpass coarse sandy loam, SC-SM, Soil Map Unit 58; and the
Vamp fine sandy loam, ML, Soil Map Unit 74.

Two soil units, Surpass coarse sandy loam (No. 58) and Indiano variant, gravelly sandy loam (No. 35)
covered approximately 90 percent of the site prior to the importation of fill. These soils are classified
as Silty Sand and Clayey Sand (SM, SC-SM). The southwest corner of the site is mapped as Vamp fine
sandy loam (No. 74) which is classified as silt (ML). The access road from Hot Springs Road is mapped
as Bishop loam (No, 4) which is classified as a lean clay (CL) soil.

Undocumented clayey fill soil on the site consists of from approximately one to 20 feet thick based
on our test pits and air photos. The average depth of fill is approximately eight feet on the west and
nearly 20 feet on the east.

5.3 Groundwater

Groundwater depths within the area of the site have been mapped on the Carson City Quadrangle by
Katzer, 1980. Mapping shows the groundwater surface to be from approximately 30 to 50 feet below
the existing surface however, hot springs are located within a few tens of feet of the southeast corner
of the site.

Groundwater was not encountered in any of our test pits nor in the Lumos and Associates test pits to
the total depth explored.

Variations in rainfall, snowmelt, temperature, and other factors can cause fluctuations in the level of
groundwater. Groundwater flow in the project site area is generally to the southeast toward Goni
Creek and the Carson River.

5.4 Field and Laboratory Test Results

Laboratory tests are in general conformance with accepted test methods of the American Society for
Testing and Materials (ASTM). Appendix B presents moisture content, unit weight, grain-size
distribution, and Atterberg limit results. Moisture content, dry density, and fines content (percent
passing #200 sieve) are also shown on the test pits logs.

The types and numbers of the tests performed are summarized in Table 5.4:
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Table 5.4
Summary of Laboratory Tests

Test Procedure Number of Tests
Moisture Content ASTM D 2216 15
Grain Size Analysis ASTM D 422 15
Atterberg Limits ASTM D 4318 5

6.0 GEoLoGIC HAZARDS
6.1 Faulting

Carson City is located near active faults, which are capable of producing significant ground motions
due to seismic events. Figure 5, the Fault Map for the site vicinity shows the distribution of active
faults in the area based on the U.S. Geological Survey, 2008 Quaternary fault and fold database for
the United States. Faults considered active for the type of development planned are located near the
project site. The USGS shows that the nearest faults to the site are located approximately one-quarter
mile south of the site.

Site-specific fault studies performed by Nevada Bureau of Mines and Geology and local geotechnical
consultants indicate that segments of the Carson City fault have experienced Holocene displacements
and thus are therefore active for residential and commercial type developments. Where faults are
located near structures, the standard of practice in Northern Nevada is to offset the structures at least
50 feet each side of the fault. No faults are known to directly cross the site as shown on Figure 4.

For design purposes, the Carson City fault should be considered the controlling structure located just
over one-half mile northwest of the site. The Carson City fault is considered by the Nevada Bureau of
Mines and Geology to be capable of a Richter Magnitude earthquake of approximately 7.1. This value
is equivalent to Modified Mercalli Intensities of X (ten) or greater. The seismic risk at the site is not
significantly greater than that of the surrounding developments and the Carson City area in general.

6.2 Liquefaction

Strong vibratory motions such as those generated by earthquakes may cause liquefaction of granular
soils. Soils that are highly susceptible to liquefaction are loose, granular and saturated. Liquefaction
of soils may cause surface distress, loss of bearing capacity, and settlement of structures. Liquefaction
is generally accepted to be restricted to within 50 feet of the surface due to confining pressures. The
subject property does not exhibit subsurface geologic conditions that indicate susceptibility to
liquefaction.

Lateral spreading is a ground-failure phenomenon that can also occur in association with liquefaction,
whereby lateral displacements occur at the ground surface. Conditions required for lateral spreading
include gently sloping terrain, and in particular, where a “free-face” (such as a creek bank) is nearby.
Based on our review of the site topography and depth to the liquefiable layers, the potential for lateral
spreading to occur is low.



6.3 Landslides and Slope Stability

Topographically, the site is relatively flat. No landslides features are present at the site or on adjacent
properties that may affect the site, and we do not consider the potential for land sliding to be a hazard
to this project.

6.4 Expansive Soil

No highly expansive soils were identified on the site during our investigation. Clayey sand (SC) and
lean Clay (CL) with a low to moderate expansive potential were encountered at varied depths during
our test pit exploration. Mitigations for expansive soils are provided in our recommendations.

6.5 Flood and Debris Flow Hazards

Review of the FIRM map 3200010084F issued on February 19, 2014, indicates that the site is not
located within areas within the 1.0 percent annual chance of flooding. Figure 6 shows the FIRM
mapping for the area of the site.

7.0 CONCLUSIONS AND RECOMMENDATIONS

The following conclusions and recommendations are based on our investigation conducted in October
of 2018. Our recommendations pertain to general site grading, seismic parameters, flexible
pavement design, concrete flatwork, utility installations, and erosion control measures.

7.1 General

Based upon the results of this investigation, the site is suitable for the proposed development,
provided the recommendations presented herein are implemented in the design and construction of
the project.

7.1.1 Our field investigation indicates that the site is primarily covered by a thick layer of
undocumented fill and by native alluvial deposits to the total depth explored.

7.1.2 The undocumented fill is not suitable for direct support of pavements or structures and either
complete removal or overexcation as discussed herein should be considered.

7.1.3 Soil Conservation Service data and our local experience indicate that site soils and
undocumented fill are not aggressive for either Type Il or Type IP concrete. However, site
native and fill soils are moderately aggressive (corrosive) to very aggressive for uncoated
steel. The project structural engineer should consider the use of coatings or other cathodic
protection where uncoated steel may be in contact with saturated or very moist soils.

7.1.4 A preconstruction conference should be held at the site prior to the beginning of grading
operations with the owner, contractor, civil engineer and geotechnical engineer in
attendance. Clearing and grubbing, soil handling, overexcavation, and grading requirements
can be discussed at that time. Grading and excavations will require light to moderate effort
with conventional heavy-duty grading/excavation equipment capable of excavating through
the shallow bedrock.

7.2 Seismic Design Criteria

We recommend that seismic design of the structures be in accordance with the latest version of the
International Building Code (IBC) and the American Society of Civil Engineers (ASCE) Standard 7-10.
Site-specific acceleration information presented in Table 7.2 below is from the USGS Earthquake
Hazards Program (http://earthquake.usgs.gov/designmaps/us/application.php) which reflects the
2012 version of the IBC as well as the ASCE Standard. Seismic design information from the USGS
website is as follows:
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Table 7.2
2012 IBC Seismic Design Parameters

Parameter Factors IBC Reference
Site Class C Table 20.3-1
) Ss=2.522 Figure 1613.3.1 (1)
Spectral Acceleration .
Si= 0.902* Figure 1613.3.1 (2)
Seismic Coefficient, Fa Fa=1.000 Table 1613.3.3 (1)
Seismic Coefficient, Fy Fv=1.300 Table 1613.3.3 (2)
Swms =2.522 Equation 16-37
Adjusted Spectral Response, Sws, S .
justed >p P Mo M Sw=1.173 | Equation 16-38
Sps=1.681 Equation 16-39
Design Spectral Acceleration, Sps, S .
esign Spectral Acceleration, Sos, Spb1 So1 = 0.782 Equation 16-40

* ASCE 7-10 requires all sites with S1 accelerations over 0.75g to be designed for Seismic Design Category E

Table 7.2 for seismic design does not constitute any kind of guarantee or assurance that significant
structural damage or ground failure will not occur if a large earthquake occurs. The primary goal of
seismic design is to protect life and not to necessarily avoid structural damage, since such design may
be economically prohibitive.

7.2.1

7.2.2

7.2.3

7.3
7.3.1

7.3.2

7.3.3
7.3.4

7.3.5

The site is located near faults capable of generating strong seismic shaking during the life of
the project.

Structures should be designed in accordance with 2012 IBC Seismic requirements. Spectral
Acceleration of S1 being greater than 0.75 g requires the building Seismic Design Category to
be “E.”

The site is Site Class C or “very dense soil and soft rock profile” as defined by the 2012 IBC
and as indicated by field observations made during our investigation.

Soil Handling, Excavation and Grading

Imported structural fill material should meet the Standard Specifications for Public Works
specifications (304.03). Structural fill is defined herein as all fill placed within three feet of
foundations and all fill placed beneath pavement and flatwork sections. Import structural fill
material should be sampled and approved by us prior to its transportation to the site.

Temporary excavations, such as utility trench sidewalls excavated within undisturbed,
unsaturated native soils or structural fill should remain near-vertical to depths of five feet.
Some minor sloughing should be expected within some of the cleaner sand lenses or during
periods of high precipitation. On-site imported or native soils and structural fill soils should
be considered Type C by OSHA Standards in light of their sandy, locally cohesionless nature.
It is the contractor’s responsibility to provide sufficient and safe excavation support per OSHA
Standards as well as protecting nearby utilities, structures, and other improvements, which
may be damaged by earth movements.

Earthwork operations should be observed and compacted fill tested by our representative.

All references to relative compaction and optimum moisture content in this report are based
on the ASTM D1557-12 Test Procedure.

During or immediately following wet weather, the near-surface clayey soils or the bottom of
overexcavated areas may deflect or pump under heavy equipment loads. Yielding soil
conditions can typically be stabilized using one of the methods listed below. However, soil
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7.4.1

7.4.2

7.4.3

7.4.4

7.4.5

conditions and mitigation methods should be reviewed and approved by RClI when
encountered.

e  Option 1. Deeply scarify (10 to 12 inches) allow to air dry to near optimum moisture
content and re-compact.

e  Option 2. Remove unstable (wet) soils to a firm base and allow the wet subgrade soil to
dry to near optimum moisture content and re-compact. Replace the removed soils with
drier soil meeting the structural fill specifications.

Other stabilization alternatives may be appropriate depending on the situation. Consultation
with RCl is crucial for expedient and appropriate mitigation.

Building Pad and Parking Lot Preparation and Fill Placement

For the purposes of this report, the structural building pad area should extend a minimum of
five feet beyond the outside dimensions of buildings.

Overexcavation requirements for building structures should conform to Lumos and
Associates report recommendations. Specifically, full depth removal of the undocumented
fill and replacement with compacted structural fill or five feet of overexcavation, placement
of compacted structural fill including two layers of biaxial geogrid. Lumos allowed for the
construction of footings on the undocumented fill. However, they specifically did not
recommend this option. RCl concurs with Lumos in this regard and does not recommend
direct support of foundations on the uncontrolled fill.

Soils utilized as fill within the building, flatwork, and parking areas should meet the Standard
Specifications for Public Works Construction minimum requirements for structural fill.

TABLE 7.4.3
STRUCTURAL FILL REQUIREMENTS

Sieve Percent Passing
4-inch 100
3/4-inch 70-100
No. 40 15-65
No. 200 5-20
Liquid Limit 35 Max.
Plasticity Index 12 Max.
R-value 30 Min.

Prior to fill placement, exposed surfaces should be scarified at least eight inches, moisture-
conditioned to near optimum moisture content, and compacted to at least 90% relative
compaction for granular soils and to from 85% to 90% compaction for clay soils. For granular
soils moisture should be from 3% below optimum to 1% over optimum. In clay soil areas
moisture should be from 2% below optimum moisture to 3% over optimum moisture.

Structural fill should be placed in thin lifts (un-compacted thickness of 8 inches or less),
moisture-conditioned to near optimum moisture content, and compacted to at least 90%
relative compaction prior to placement of the next lift. Thicker lifts may be allowed by the
project geotechnical engineer, depending on the type of equipment and number of passes.



7.5

Treatment of Cut-fill Transitions

Conventional spread footings for the proposed building should bear on compacted structural fill. We
anticipate that cut fill transitions will not occur beneath the structures due to the flat lying topography
of the fills on the site. Should cut fill transitions occur, the cut areas should be undercut such that
one foot of structural fill underlies the entire building area.

7.6

Foundation Design Criteria

At the time of this report, no information on structural systems or building grading plans were
available and therefore these recommendations should be considered preliminary.

7.6.1

7.6.2

7.6.3

7.6.4

7.6.5

7.6.6

7.6.7
7.7
7.7.1

7.7.2

7.7.3

Conventional foundations should consist of continuous perimeter strip (or spread) footings
and isolated interior spread footings. Minimum strip footing width should not be less than
16 inches; isolated spread footings should be at least 24 inches square.

Where curtain walls (or frost walls) are employed they should be a minimum of 12 inches
wide and extend to a minimum of 24 inches below exterior grade for frost protection.

Perimeter continuous footings should extend at least 24 inches below lowest adjacent
exterior grade bearing on compacted structural fill. Interior footings should extend at least
12 inches below lowest adjacent grade. These embedment recommendations are crucial for
frost protection, minimizing surface water intrusion, to develop bearing capacity, and to
provide lateral force resistance. Final surface grading should provide for positive drainage
away from the structure per the 2012 IBC. Footing and retaining wall foundation backfill
should be compacted to at least 90% relative compaction.

Shallow perimeter foundations or column footings proportioned as recommended above may
be assumed for planning purposes and cost estimating only to have an allowable bearing
pressure of 1,500 pounds per square foot (psf) when founded on compacted structural fill. It
should be noted that RCl concurs with Lumos and Associates recommendations that
“additional investigations, testing, and analyses should be performed for structures and
retaining walls.”

Adjacent utilities should not be constructed in the zone of influence parallel to footings. The
zone of influence may be taken to be the area beneath the footing and within a 1:1 plane
extending out and down from the bottom of the footing. Utility penetrations into the building
envelope should be made perpendicular to the building stem wall if possible.

Post-construction total and differential settlements under static loading conditions are
estimated to be less than 1 inch and 3/4 inch respectively.

Foundation reinforcement should be designed by the project structural engineer.
Grading — Underground Utilities

Underground utility trenches within structural areas (building pads, parking lots, and streets)
should be backfilled with properly compacted qualified material for use as bedding or backfill.

For cost estimating, it is recommended that importation of bedding and backfill be assumed.
The material excavated from the trenches may be adequate for on-site use as backfill
provided it does not contain deleterious matter, vegetation or rock larger than four inches in
maximum dimension. Suitability of native soils and the uncontrolled fill materials should be
verified, as clayey sand layers may result in an excessive fines content.

Trench backfill should be placed in loose lifts not exceeding eight inches. The lifts should be
compacted to a minimum of 90% relative compaction at or near optimum moisture content.
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7.8
7.8.1

7.8.2

7.8.3

7.8.4

7.8.5

7.9
7.9.1

7.9.2

7.9.3

7.9.4
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Bedding and pipe zone backfill should extend from the bottom of the trench excavation to a
minimum of 6 inches above the crown of the pipe. Pipe bedding material should consist of
Class A Backfill material as defined by the Standard Specifications for Public Works (Orange
Book). Bedding and pipe zone material should be hand compacted in 6-inch maximum lifts.

Grading — Pavement, Flatwork and Paver Areas

It is recommended that both pavements and flatwork be underlain by a minimum of twelve
inches of aggregate base and structural fill to provide support and frost protection.

Pavers subject to pedestrian or light vehicle traffic should be underlain by a minimum of eight
inches of compacted aggregate base. This thickness may include a leveling course of sand per
the manufacturer's recommendations. Should pavers be used in areas subject to recreational
vehicles or truck traffic we should be contacted for additional recommendations.

Soils exposed at the bottom of the excavation should be scarified six inches and compacted
to a minimum of 90% relative compaction at or near optimum moisture content if granular.
Where clay soils are present, the subgrade should be moisture conditioned to from 2% below
optimum moisture to 3% over optimum moisture and compacted to from 85% to 90% relative
density. If the surface has become dry and loose, it should be moisture conditioned and
lightly compacted to a firm surface prior to the placement of additional fill or aggregate base.

The subgrade soils for pavements should be finished to a compacted smooth unyielding
surface. We recommend proof-rolling the subgrade with a loaded water truck (or similar
equipment) to verify the stability of the subgrade prior to placing aggregate base.

Aggregate base used to support pedestrian and vehicular pavements should be compacted
to a minimum of 95% relative compaction.

Slabs-on-Grade and Paver Surfaces

Conventional concrete slab-on-grade recommendations presented herein are intended to
reduce the potential for cracking of slabs as a result of differential movement. However, even
with the incorporation of the recommendations presented herein, slabs-on-grade will still
exhibit some cracking. The occurrence of concrete shrinkage cracks is independent of the soil
supporting characteristics. Their occurrence may be reduced and/or controlled by limiting
the slump of concrete, the use of crack control joints and proper concrete placing and curing.
Adherence to ACl and Portland Concrete Association (PCA) recommendations including those
for low humidity and wind, if applicable, should be incorporated into project construction
practices.

Slab floors are suitable for the buildings if prepared as recommended in Section 7.8. A
minimum 10-mil-thick vapor retarder meeting ASTM E1745-97 Class C requirements shall be
placed below the slab where interior moisture is considered undesirable. Ata minimum, two-
inches (minimum) layers of clean sand should be provided above the vapor barrier material
so as to protect it from puncture or damage. To reduce the potential for punctures, a higher
quality vapor retarder (15 mil. Class A or B) may be used. The vapor retarder, if used, should
extend to the edges of the slab, and should be sealed at all seams and penetrations. In any
case, care should be taken to avoid any disturbance or rupture to the water-proofing
measures throughout the construction process.

Slabs should be underlain by a minimum of 12 inches of compacted (95% minimum relative
density) aggregate base. Slab thickness and reinforcement should be determined by the
structural engineer based on the anticipated loading.

If a significant amount of time has passed since building pad grading and the soil surface of
the building pad has become dry, then it should be re-moistened prior to placing the



7.9.5

7.9.6

7.9.7

7.9.8

7.9.9

7.9.10

7.10
7.10.1

7.10.2

moisture retarding system. The building pad should be moistened by soaking or sprinkling
such that the upper 12 inches of soil is near optimum moisture, as determined by a
representative of RCl at least 48 hours before concrete placement.

Some floor coverings, such as tile or linoleum, are sensitive to moisture that can be
transmitted from and through the slab. Slab floors should be moist cured for a minimum of
7 days prior to placing any floor coverings. Floor coverings should be installed in accordance
with the manufacturer’s recommendations including any moisture transmissivity testing
requirements.

A modulus of subgrade reaction (k) of 250 pounds per cubic inch (pci) is recommended for
the structural design of slabs. This value assumes contact with the sand or aggregate base
materials.

Crack control spacing should be determined by the project structural engineer based on slab
thickness and intended usage.

All exterior concrete should be air entrained from 4.5% to 7.0% air content. The water
cement ratio for all exterior concrete should be 0.45 or less. The use of mid-range plasticizer
is recommended to facilitate the finishing process while maintaining the desired water
cement ratio.

Exterior concrete should be placed and finished in accordance with American Concrete
Institute (ACl) recommendations for concrete placed in areas subject to freeze-thaw
environments.

Where pavers are used for pedestrian areas or light duty vehicles, the subgrade should be
prepared as described in Section 7.8.3.

Pavements

Pavement sections are intended for on-site use only. Pavement sections are based on
Asphalt Institute recommendations for parking areas subject to automobile and truck traffic.

The following Asphalt Concrete pavement sections are recommended for parking and
driveway areas.

Table 7.10.2
Preliminary Flexible Pavement Sections

AC Thickness (inches) AB Thickness (inches)

RV and Automobile Parking

. 12.
Areas 3.0 0

Driveways Subject to Truck
Traffic and Dumpster Areas

4.0 10.0

The preliminary pavement section is based on the following assumptions:

11

The subgrade soil has an R-Value of 35 or higher.

The Type 2, Class B Aggregate Base (AB) has a minimum R-Value of 70 and meets the
requirements of the Standard Specifications for Public Works Construction.

The aggregate base is compacted to 95% or higher relative compaction at or near optimum
moisture content.



e Soil subgrade has been prepared as previously recommended in Section 7.8.
e Asphalt concrete should conform to Section 320.02 of the Orange Book.

It is recommended that the use of 64PG-NV (polymerized asphalt oil or equivalent) be considered as
we have found that it substantially reduces cracking due to thermal stresses prevalent in the freeze
thaw environment of this area. The savings in long-term maintenance of the pavement including
crack sealing is in our opinion worth the extra expense. However, this recommendation is optional in
that it is relative to frequency of maintenance only and does not affect structural calculations.

7.10.3 If Portland Concrete Cement (PCC) or Concrete Paver driveways and parking are required,
they should be constructed as shown in Table 7.10.3 below.

Table 7.10.3
PCC and Paver Pavement Sections

Location PCC Thickness (inches) AB Thickness (inches)
Automobile Parkmg Areas and 6.0 12.0
Driveways
Location Paver Thickness (inches) AB Thickness (inches)
Automobile Parking Areas and 3.125 Typical 3.0

Driveways

e Subgrade soils should be compacted as appropriate to the type of material present.
Aggregate base should be compacted to at least 95% of maximum dry density.

e The minimum compressive strength (28-day) should be at least 3,000 psi and meet the
requirements stated in Section 7.10 as appropriate. Traffic on the slab should be avoided
until at least 80% of the design strength has been verified by testing. In Carson City, concrete
in right of way areas shall have a minimum 28-day compressive strength of 4,000 psi.

e Reinforcement of the PCC driveways should be specified by the project structural (or civil)
engineer.

e Construction (or crack control) joints should also be as recommended by the project
structural (or civil) engineer.

e Pavers should be installed per manufacturer’s specifications including sand leveling course
over AB.

7.11  Site Drainage

7.11.1 Adequate drainage is crucial to reduce the potential for differential soil movement, erosion
and subsurface seepage. Under no circumstances should water be allowed to pond adjacent
to footings. The site should be graded and maintained such that surface drainage is directed
away from structures and the top of slopes into swales or other controlled drainage devices.
The percent fall of slopes around structures should be as per the most current version of the
IBC as adopted by the local governing agency.

7.11.2 Roof and pavement drainage should be directed into conduits to carry runoff away from the
structures. Landscape irrigation should be kept at least three feet away from all foundations.
We recommended that drip irrigation be installed within six feet of foundations wherever
feasible.

12



8.0 FURTHER GEOTECHNICAL SERVICES

8.1 Plan and Specification Review

We should review the improvement plans, foundation plans, and specifications prior to final design
submittal to assess whether our recommendations have been properly implemented and evaluate if
additional analysis and/or recommendations are required.

8.2 Testing and Observation Services

The recommendations provided in this report are based on the assumption that we will continue as
Geotechnical Engineer-of-Record throughout each construction phase. It is important to maintain
continuity of geotechnical interpretation and confirm that field conditions encountered are similar to
those anticipated during design. In accordance with 2012 IBC, testing and observation services by the
Geotechnical Engineer-of-Record are required to verify that construction has been performed in
accordance with this report, approved plans and specifications. If we are not retained for these
services, we cannot assume any responsibility for other’s interpretation of our recommendations or
the future performance of the project.

9.0 LIMITATIONS AND UNIFORMITY OF CONDITIONS

The recommendations of this report pertain only to the site investigated and are based upon the
assumption that the soil conditions do not deviate from those disclosed in the investigation. If any
variations or undesirable conditions are encountered during construction, or if the proposed
construction will differ from that anticipated herein, we should be notified so that supplemental
recommendations can be given. The evaluation or identification of the potential presence of
hazardous materials or environmental contamination was not part of our scope of services.

This report is issued with the understanding that it is the responsibility of the owner or their
representative to ensure that the information and recommendations contained herein are brought
to the attention of the design team for the project and incorporated into the plans and specifications,
and the necessary steps are taken to see that the contractor and subcontractors carry out such
recommendations in the field.

The recommendations contained in this report are preliminary until verified during construction by
representatives of our firm. Changes in the conditions of a property can occur with the passage of
time, whether they are due to natural processes or the works of man on this or adjacent properties.
Additionally, changes in applicable or appropriate standards may occur, whether they result from
legislation or the broadening of knowledge. Accordingly, the findings of this report may be invalidated
partially or wholly by changes outside our control. Therefore, this report is subject to review and
should not be relied upon after a period of three years.

Our professional services were performed, our findings obtained, and our recommendations
prepared in accordance with generally accepted geotechnical engineering principles and practices
used in the Carson City at this time. No warranty is expressed or implied.
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Resource Concepts, Inc.

TEST PIT NUMBER TP-1

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600
CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER _18-135.6 PROJECT LOCATION _1100 Mark Way
DATE STARTED _11/1/18 COMPLETED _11/1/18 GROUND ELEVATION 4713 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD _Backhoe AT TIME OF EXCAVATION _---
LOGGED BY _RB CHECKED BY _GL and JK AT END OF EXCAVATION _---
NOTES AFTER EXCAVATION _---
&
| O
T | £ RE
ag| u TESTS O |z g MATERIAL DESCRIPTION
w=| 2 %) S
5 | &2 2 |5°
Z O]
(%)
0.0
(SC) Fill, CLAYEY SAND, 2.5Y 3/3 (light brown), dry, medium dense
T Mc=13% | 5C
| | LL =36
PL=18
B | Fines = 45% 2.0 4711.0
(CL) Fill, CLAY WITH SAND, 10 YR 3/1 (dark grey), moist, stiff
25 MC = 28%
Fines = 75% CL
n - 3.1 4709.9
(SC) Fill, CLAYEY SAND, 7.5YR 4/2 (dark grey), moist, medium dense
5.0
B 7] SC
7.5
B N 9.0 4704.0
(SC) Fill, CLAYEY SAND, 7.5 YR 5/2 (olive brown), moist, firm
§ T SC
10.0
10.2 4702.8
| | GRAVEL WEATHERED BEDROCK, dark greenish grey, moist, very dense, meta-andesite.
12.0 4701.0

Bottom of test pit at 12.0 feet.
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Resource Concepts, Inc.

TEST PIT NUMBER TP-2

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600
CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER _18-135.6 PROJECT LOCATION _1100 Mark Way
DATE STARTED _11/1/18 COMPLETED _11/1/18 GROUND ELEVATION 4745 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD _Backhoe AT TIME OF EXCAVATION _---
LOGGED BY RB CHECKED BY _GL and JK AT END OF EXCAVATION _---
NOTES AFTER EXCAVATION _---
&
R ES)
T | Fh |43
Eel wa | o 28
Le| o= P @] MATERIAL DESCRIPTION
51235 5°
Z O]
%)
0.0
(CL) Fill, SANDY CLAY, 7.5 YR 4/6 (brown), dry, firm
- b CL
| 2.0 4743.0
. (CL) Fill, CLAY WITH FINE SAND, 7.5 YR 4/1 (clive grey) moist, firm
5.0
- b CL
7.5
10.0
| | 11.0 4734.0
(CL) Fill, CLAY WITH SAND, 7.5 YR 3/1 (dark brown), moist, stiff
- N CL
12.5
B N 13.0 4732.0
(SC) Fill, CLAYEY SAND, 7.5 YR 2.5/1 (dlive grey) moist, dense forming in fist size clumps
- N SC
15.0 15.0 4730.0

Bottom of test pit at 15.0 feet.




Resource Concepts, Inc. TEST PIT N U M BER TP'3

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600

CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER _18-135.6 PROJECT LOCATION _1100 Mark Way
DATE STARTED _11/1/18 COMPLETED _11/1/18 GROUND ELEVATION 4745 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD _Backhoe AT TIME OF EXCAVATION _---
LOGGED BY _RB CHECKED BY _GL and JK AT END OF EXCAVATION _---
NOTES AFTER EXCAVATION _---
&
1O
T | Fh |43
Eel wa | o 28
Re| O3 b (@] MATERIAL DESCRIPTION
57| 83|35 |3°
Z O]
(%)
0.0
(CL) Fill, SANDY CLAY, 7.5 YR 4/6 (light brown), slightly moist, firm
- — CL
25
| 3.0 4742.0
(CL) Fill, CLAY WITH SAND, 10YR 6/2 (dark grey), moist, firm
5.0
- — CL
7.5
| 8.0 4737.0
GRAVEL WEATHERED BEDROCK, dark greenish grey, moist, very dense, meta-andesite.
10.0 10.0 4735.0
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Bottom of test pit at 10.0 feet.
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Resource Concepts, Inc.

TEST PIT NUMBER TP-4

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600
CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER _18-135.6 PROJECT LOCATION _1100 Mark Way
DATE STARTED _11/1/18 COMPLETED _11/1/18 GROUND ELEVATION 4745 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD _Backhoe AT TIME OF EXCAVATION _---
LOGGED BY RB CHECKED BY _GL and JK AT END OF EXCAVATION _---
NOTES AFTER EXCAVATION _---
&
R ES)
T | Fi RE
Fel| wa o |x8
e o= TESTS prd (@] MATERIAL DESCRIPTION
o | §2 2 |58°
Z O]
%)
0.0
(CL) Fill, SANDY CLAY, 10 YR 5/3 (light brown), dry, medium firm
§ T MC = 14%
| i LL =36 CL
PL =17
| i Fines = 52%
2.5
2.8 4742.2
= - (SC) Fill, CLAYEY SAND, 10 YR 5/6 (red/brown), moist, medium dense
§ T MC =12%
| i LL =30
PL =18 SC
| i Fines = 35%
5.0
5.4 4739.6
B 7 (SC) Fill, CLAYEY SAND, 10 YR 3/3 (dark grey), moist, very dense
[ sc
| i MC = 16%
Fines = 43%
7.5
| 8.0 4737.0
(CL) Fill, SANDY CLAY, 10 YR 5/2 (olive grey to light brown), moist,firm
10.0
- N CL
12.5
13.0 4732.0

Bottom of test pit at 13.0 feet.
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Resource Concepts, Inc.

TEST PIT NUMBER TP-5

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600
CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER 18-135.6 PROJECT LOCATION 1100 Mark Way
DATE STARTED 11/1/18 COMPLETED 11/1/18 GROUND ELEVATION 4731 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD Backhoe AT TIME OF EXCAVATION ---
LOGGED BY RB CHECKED BY GL and JK AT END OF EXCAVATION ---
NOTES AFTER EXCAVATION ---
oy
R ES)
T | Fi RE
Fel| wa o |x8
Le| 3= TESTS prd (e} MATERIAL DESCRIPTION
o | §2 2 |58°
Z [©)
%)
0.0
(SC) Fill, CLAYEY SAND, 2.5 Y 3/3 (brown), dry, dense
B — SC
| 2.0 4729.0
- (CL) Fill, CLAY WITH SAND, 2.5Y 3/1 (brown), moist, dense
| i MC = 24%
Fines = 68%
5.0 cL
7.5
| 8.0 4723.0
i } MC = 14% (SC) CLAYEY SAND, 2.5Y 6/3 (brown), moist, dense
Fines = 18%
10.0 74100 4721.0
(CL) SANDY CLAY with minor gravel layering, 2.5Y 5/2 (brown), moist, firm-stiff
- B CL
12.0 4719.0

Bottom of test pit at 12.0 feet.
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Resource Concepts, Inc.

TEST PIT NUMBER TP-6

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600
CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER 18-135.6 PROJECT LOCATION 1100 Mark Way
DATE STARTED 11/1/18 COMPLETED 11/1/18 GROUND ELEVATION 4732 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD Backhoe AT TIME OF EXCAVATION --—-
LOGGED BY RB CHECKED BY GL and JK AT END OF EXCAVATION ---
NOTES AFTER EXCAVATION ---
oy
R ES)
T | Fi RE
Fel| wa o |x8
e o= TESTS prd O MATERIAL DESCRIPTION
o | §2 2 |58°
Z [©)
%)
0.0
(SC) Fill, CLAYEY SAND, 7.5 YR 4/4 (brown), dry, dense
| | MC = 2% sc
Fines = 27%
| 1.0 4731.0
(SC) Fill, CLAYEY SAND, 7.5 YR 3/3 (brown), slightly moist, dense
B b SC
| 2.0 4730.0
. (SP) Fill, POORLY GRADED FINE GRAIN SANDS, 7.5 YR 4/4, moist, dense
= - SP
| 4.0 4728.0
(CL) Fill, CLAY WITH SAND, 7.5 YR 3/2 (dark brown), moist, firm
5.0
B b CL
7.5
B N 4723.0
(SC) SAND WITH CLAY, 7.5 YR 6/3 (light grey), moist, dense
10.0
B N 4721.0
(SC) SAND WITH CLAY, 10 YR 6/3 (red-light grey), moist, dense
4720.0

Bottom of test pit at 12.0 feet.
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Resource Concepts, Inc.

TEST PIT NUMBER TP-7

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600
CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER 18-135.6 PROJECT LOCATION 1100 Mark Way
DATE STARTED 11/1/18 COMPLETED 11/1/18 GROUND ELEVATION 4730 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD Backhoe AT TIME OF EXCAVATION --—-
LOGGED BY RB CHECKED BY GL and JK AT END OF EXCAVATION ---
NOTES AFTER EXCAVATION ---
g
R ES)
T | £ RE
og| Wl TESTS o g 8 MATERIAL DESCRIPTION
w=| = %) S
o | §2 2 |58°
Z O
%)
0.0
(SC) Fill, CLAYEY SAND, 7.5 YR 4/4 (brown), dry, dense
] MC = 4% SC
Fines = 21%
| 1.5 47285
(CL) Fill, CLAY WITH MINOR SANDS, 7.5 YR 5/4 (brown), maist, firm
2.5
5.0
CL
7.5
B N 9.0 4721.0
(CL) Fill, SANDY CLAY, 7.5 YR 4/2, moist, dense
10.0 cL
B N 11.0 4719.0
(SC) Fill, CLAYEY SAND, 7.5 YR 6/2 (light grey), moist, dense
- 1 SC
12.5
13.0 4717.0

Bottom of test pit at 13.0 feet.
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Resource Concepts, Inc.

TEST PIT NUMBER TP-8

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600
CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER 18-135.6 PROJECT LOCATION 1100 Mark Way
DATE STARTED 11/1/18 COMPLETED 11/1/18 GROUND ELEVATION 4722 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD Backhoe AT TIME OF EXCAVATION ---
LOGGED BY RB CHECKED BY GL and JK AT END OF EXCAVATION ---
NOTES AFTER EXCAVATION ---
oy
R ES)
T | Fi RE
Fel| wa o |x8
Le| 3= TESTS prd (e} MATERIAL DESCRIPTION
o | §2 2 |58°
Z [©)
%)
0.0
le_: = g% (SC) Fill, CLAYEY SAND, 5 YR 4/2 (red/brown), dry, medium dense
A =35
PL=17 SC
| i Fines = 28% 1.0 4721.0
(SC) Fill, SANDY CLAY, 10 YR 3/3 (brown), slightly moist, firm
B — SC
| 2.0 4720.0
- (CL) Fill, CLAY WITH MINOR SAND, 10 YR 3/1 (dark grey), moist, firm
3-8' Large asphalt and concrete debris
i ] 11" refusal
5.0
B — CL
7.5
10.0
11.0 4711.0

Bottom of test pit at 11.0 feet.
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Resource Concepts, Inc.

TEST PIT NUMBER TP-9

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600
CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER 18-135.6 PROJECT LOCATION 1100 Mark Way
DATE STARTED 11/1/18 COMPLETED 11/1/18 GROUND ELEVATION 4722 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD Backhoe AT TIME OF EXCAVATION ---
LOGGED BY RB CHECKED BY GL and JK AT END OF EXCAVATION ---
NOTES AFTER EXCAVATION ---
oy
R ES)
T | Fh |43
Eel wa | o 28
Re| O3 b (@) MATERIAL DESCRIPTION
51235 5°
Z [©)
%)
0.0
(SC) Fill, SAND WITH CLAY AND MINOR GRAVEL, 10 YR 5/8 (brown), dry, medium dense
n _ SC
- 1.8 47202
L - (SC) Fill, SAND WITH CLAY AND LARGE COBBLES, 2.5 4/2 (grey), moist, medium dense
2.5
SC
- 3.8 47182
L - (CL) Fill, SANDY CLAY, 2.5 Y 6/4 (brown), moist, firm
5.0
[ cL
7.5
| 8.5 47135
(CL) Fill, SANDY CLAY, 10 YR 5/4 (brown), moist, firm
CL
10.0 10.0 4712.0
10.4 WEATHERD CEMENTED CALCITIC LAYER 47116
B h GRAVEL WEATHERED BEDROCK, dark greenish grey, moist, very dense, meta-andesite.
A< 12.0 4710.0

Bottom of test pit at 12.0 feet.
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Resource Concepts, Inc.

TEST PIT NUMBER TP-10

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600
CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER 18-135.6 PROJECT LOCATION 1100 Mark Way
DATE STARTED 11/1/18 COMPLETED 11/1/18 GROUND ELEVATION 4722 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD Backhoe AT TIME OF EXCAVATION --—-
LOGGED BY RB CHECKED BY GL and JK AT END OF EXCAVATION ---
NOTES AFTER EXCAVATION ---
g
R ES)
T | & |9 |3
og| Wl o g 8 MATERIAL DESCRIPTION
w=| &2 | » S
51235 5°
Z O
%)
0.0
(SC) Fill, SAND WITH CLAY, 10 YR 5/2 (brown), dry, medium dense
SC
| 1.5 4720.5
(CL) Fill, CLAY WITH SAND, 10 YR 4/3 (brown), moist, firm
2.5
CL
n _ 4.0 4718.0
(CL) Fill, SANDY CLAY, 10 YR 4/3 (brown), moaist, firm
5.0
[ cL
7.5
10.0
10.3 4711.7
= . (CL) Fill, SANDY CLAY, 10 YR 3/1 (steel grey), moaist, firm
- 1 CL
12.5
B N 13.7 4708.3
| | (CL) Fill, SANDY CLAY, 10 YR 6/3 (tan brown), moist, firm
| | CL
15.0 15.0 4707.0

Bottom of test pit at 15.0 feet.
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Resource Concepts, Inc.
4010 Technology Way

Carson City, Nevada 89703

775-883-1600

CLIENT Rodger Shaheen

TEST PIT NUMBER TP-11

PAGE 1 OF 1

PROJECT NAME _Sierra Sky

PROJECT NUMBER _18-135.6

PROJECT LOCATION _1100 Mark Way

DATE STARTED _11/1/18

COMPLETED

EXCAVATION CONTRACTOR _R Construction

11/1/18 GROUND ELEVATION _4722 ft 4723 TEST PIT SIZE

GROUND WATER LEVELS:

EXCAVATION METHOD _Backhoe

AT TIME OF EXCAVATION _---

LOGGED BY _RB CHECKED BY _GL and JK AT END OF EXCAVATION _---
NOTES AFTER EXCAVATION _---
&
1O
T | Fi RE
Fel| wa o |x8
Le| 3= TESTS P é o] MATERIAL DESCRIPTION
o |32 > |5
<
(%)
0.0
(CL-ML) Fill, CLAY AND SILT WITH MINOR GRAVEL, 10 YR 4/2 (tan/brown), dry, medium
B 4 MC = 4% CL- dense
LL =27 ML
B 4 PL =20
Fines = 25% 1.2 4720.8
B N (SC) Fill, CLAYEY SAND WITH COBBLES, 10 YR 5/4 (brown), moist, dense
25
| | MC =7%
1 = 0,
Fines = 25% sC
5.0
i ] 7.3 4714.7
7.5 (CL) Fill, CLAY WITH SAND, 10 YR 3/1 (grey green), moist, firm
] cL
10.0
B N 12.0 4710.0
: (SP) POORLY GRADED FINE GRAIN SAND, 10 YR 5/8 (red/brown), slightly moist, medium
12.5 dense
4708.0

Bottom of test pit at 14.0 feet.
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Resource Concepts, Inc.

TEST PIT NUMBER TP-12

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600
CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER 18-135.6 PROJECT LOCATION 1100 Mark Way
DATE STARTED 11/1/18 COMPLETED 11/1/18 GROUND ELEVATION 4722 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD Backhoe AT TIME OF EXCAVATION ---
LOGGED BY RB CHECKED BY GL and JK AT END OF EXCAVATION ---
NOTES AFTER EXCAVATION ---
oy
R ES)
T | Fi RE
Fel| wa o |x8
Le| 3= TESTS prd (e} MATERIAL DESCRIPTION
o | §2 2 |58°
Z [©)
%)
0.0
(SC) Fill, CLAYEY SAND WITH GRAVEL, 10 YR 6/2, dry, dense
] MC = 6% SC
Fines = 35%
| 1.5 4720.5
cL (CL) Fill, CLAY WITH SAND, 5Y 4/2 (olive grey) dry, very stiff-stiff
| 2.0 4720.0
- (CL) Fill, CLAY WITH SAND, 10 YR 3/2 (grey/brown) moist , firm
5.0
CL
7.5
4713.6
B 7 (SC) SAND WITH CLAY, 2.5 YR 4/4 (red/brown), moist, dense
10.0
12.5
4709.0

Bottom of test pit at 13.0 feet.
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Resource Concepts, Inc.

TEST PIT NUMBER TP-13

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600
CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER 18-135.6 PROJECT LOCATION 1100 Mark Way
DATE STARTED 11/1/18 COMPLETED 11/1/18 GROUND ELEVATION 4715 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD Backhoe AT TIME OF EXCAVATION --—-
LOGGED BY RB CHECKED BY GL and JK AT END OF EXCAVATION ---
NOTES AFTER EXCAVATION ---
oy
R ES)
T | Fi RE
Fel| wa o |x8
e o= TESTS prd O MATERIAL DESCRIPTION
o | §2 2 |58°
Z [©)
%)
0.0
(CL) Fill, CLAY WITH SAND, 7.5 YR 3/2 (dark brown),dry, firm
| i MC = 10%
Fines = 57% CL
| 2.0 4713.0
. (SC) Fill, CLAYEY SAND, 2.5 3/1 (grey), moist, dense
9.5' refusal (Large boulder)
5.0 MC = 24%
Fines = 47%
SC
7.5
9.5 4705.5

Bottom of test pit at 9.5 feet.
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Resourco Conospts, Inc. TEST PIT NUMBER TP-14

4010 Technology Way PAGE 1 OF 1
Carson City, Nevada 89703
775-883-1600

CLIENT Rodger Shaheen PROJECT NAME _Sierra Sky
PROJECT NUMBER 18-135.6 PROJECT LOCATION 1100 Mark Way
DATE STARTED 11/1/18 COMPLETED 11/1/18 GROUND ELEVATION 4715 ft 4723 TEST PIT SIZE
EXCAVATION CONTRACTOR _R Construction GROUND WATER LEVELS:
EXCAVATION METHOD Backhoe AT TIME OF EXCAVATION ---
LOGGED BY RB CHECKED BY GL and JK AT END OF EXCAVATION ---
NOTES _ This test pit was located in Sierra Skies active workzone which we estimate ABT BRBEXRAVATION already.

g

- O

T | Fh |43
Eel wa | o 28
Re| O3 b (@) MATERIAL DESCRIPTION
87123 |3 |&”

Z O

%)

0.0
(CL) Fill, SANDY CLAY WITH COBBLES, 2.5Y 2.5/1 (dark grey), moist, firm
i ] 4' refusal
B — CL
2.5
4.0 4711.0

Bottom of test pit at 4.0 feet.
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LABORATORY TESTING



Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D Carson City, NV Sample No: TP-1 0.0-2.2

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: SC, Clayey Sand, Light Brown

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation

100% T e

WG #id [ [lebd o b1ob  kbol] |<[sidve Bized

90%

- o o e
e
[2)

80%

70%

60%

50%

40%

30%

Percent Passing (%)

20%

10%

0%
1000

100, , 10 0.01

2i" A" 172" #8 #120
Screen Size (mm)

#50 < Sieve Qi'zls

Tr & Wt Samp: 504.8
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 473
Water Loss: 31.8 6"
Tare Weight: 229.5 4"
Dry Weight: 2435 3"
% Moisture: 13.1% 21/2"
o z
11/2" Z
0 o
1 9]
3/4" 100.0%
1/2" 100.0%
3/8" 99.4%
#4 99.1%
#8
#10 94.7%
#16 90.6%
#20
#30 2 .
#40 78.4% 3
#50 73.1%
#60
#100 60.2%
#200 45.5%

FINES %




Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D, Carson City, NV 89703 Sample No: TP-1 2.0-3.1

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: CL, Clay w/ Sand, Grey

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation

100% - e ' BM

oy

# A '4"‘“.&4 6 #10?) b &)i} <[sidve Sized

90% i

80%

70%

60%

50%

40%

30%

Percent Passing (%)

20%

10%

0%

1000 100 20" 14" 1/2..1 0 #8 #120 #50 < Sieve Qi'zls

Screen Size (mm)

0.01

Tr & Wt Samp: 518.8
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 464.3
Water Loss: 54.5 6"
Tare Weight: 269.8 4"
Dry Weight: 194.5 3"
% Moisture: 28.0% 212"
o d
11/2" Z
0 o
1 )
3/4" 100.0%
172" 100.0%
3/8" 100.0%
#4 99.7%
#8
#10 98.7%
#16 97.7%
#20
#30 2 -
#40 94.1% s
#50 92.4%
#60
#100 87.5%
#200 74.8%
FINES %




4010 Technology, Unit D, Carson City, NV 89703
Office: 775-883-1600 Fax: 775-888-9904

Sieve Analysis-ASTM C136/AASHTO T27

Project:

Project No
Lab No
Date Sampled
Date Tested
Sample No
Material Desc

Sierra Skies RV Park

: 18-135.6

: CC445

: 11/1/2018

: 11/8/2018

:TP-4 0.0-2.8

: CL, Sandy Clay, Dark Brown

Soil Gradation

100% - Q- : . 1
6, 2 1934 13 #?"ﬁi‘% #3d #ad| 4e¢ #10p #z&)b <(si¢ve Sizes
]
N ]
90% ;
N
80%
) \
SN
< 70%
(o))
£ 60% N
% b
(1] 50%
o
€ 40%
8
qh, 30%
o o,
20%
10%
0% !
1000 100, , 10 1 ) 9..1 0.01
2" e 172" #8 #20 #50 < Sieve Sizes
Screen Size (mm)
Tr & Wt Samp: 438.3
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 414.8
Water Loss: 235 6"
Tare Weight: 244 4"
Dry Weight: 170.8 3"
% Moisture: 13.8% 21/2"
o o
11/2" 100.0% Z R
T 700.0% &
3/4" 100.0%
1/2" 100.0%
3/8" 98.8%
#4 98.8%
#8
#10 96.7%
#16 94.3%
#20
#30 2.
#40 82.6% s
#50 77.3%
#60
#100 63.8%
#200 52.3%
FINES %




Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D, Carson City, NV 89703 Sample No: TP-4 2.8-54

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: SC, Clayey Sand, Brown

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation

100% - e ' BM

# #16: ihd #ad| Aed kiop ka0l |<[Sidve Sizes
90% i

80% N

70%

60%

50%

40%

30%

Percent Passing (%)

20%

10%

0%

1000 100 20" 14" 1/2..1 0 #8 #120 #50 < Sieve Qi'zls

Screen Size (mm)

0.01

Tr & Wt Samp: 495.1
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 466.8
Water Loss: 28.3 6"
Tare Weight: 230.6 4"
Dry Weight: 236.2 3"
% Moisture: 12.0% 21/2"
o d
11/2" Z
0 o
1 )
3/4" 100.0%
172" 100.0%
3/8" 100.0%
#4 99.4%
#8
#10 97.0%
#16 86.7%
#20
#30 2 -
#40 66.6% &
#50 61.6%
#60
#100 48.3%
#200 34.8%
FINES %




Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D, Carson City, NV 89703 Sample No: TP-4 5.4-8.0

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: SC, Clayey Sand, Brown

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation

0, _
100% ey 4|3t 12 19374 3#"*

N sd dad| Ao k1o kbdl] |<[Sidve Sized
90%

T
piy
F*
=

- - -
3

80% N

70%

60% \\
50%

40%

30%

Percent Passing (%)

20%

10%

0%

1000 100 20" 14" 1/2..1 0 #8 #120 #50 < Sieve Qi'zls

Screen Size (mm)

0.01

Tr & Wt Samp: 521.2
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 480.9
Water Loss: 40.3 6"
Tare Weight: 223.5 4"
Dry Weight: 2574 3"
% Moisture: 15.7% 21/2"
o d
11/2" Z
o [h4
1 )
3/4" 100.0%
172" 100.0%
3/8" 99.5%
#4 97.2%
#8
#10 89.0%
#16 84.1%
#20
#30 2 -
#40 72.4% s
#50 67.8%
#60
#100 56.2%
#200 43.4%
FINES %




Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D, Carson City, NV 89703 Sample No: TP-5 2.0-8.0

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: CL, Sandy Clay, Dark Brown

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation

100% - e ' BM

# 4 ~.w dad| Aod froh  bop| [<[siéve Sized
90%

——tm—

80%

i

70%

60%

50%

40%

30%

Percent Passing (%)

20%

10%

0%

1000 100 20" 14" 1/2..1 0 #8 #120 #50 < Sieve Qi'zls

Screen Size (mm)

0.01

Tr & Wt Samp: 517.6
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 461.5
Water Loss: 56.1 6"
Tare Weight: 2254 4"
Dry Weight: 236.1 3"
% Moisture: 23.8% 212"
o o
11/2" Z
0 o
1 )
3/4" 100.0%
172" 100.0%
3/8" 100.0%
#4 99.8%
#8
#10 98.8%
#16 97.5%
#20
#30 2 -
#40 92.1% s
#50 89.3%
#60
#100 80.8%
#200 68.4%
FINES %




Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D, Carson City, NV 89703 Sample No: TP-5 8.6 - 10.0

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: SC, Clayey Sand w/ Gravel, Brown

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation

100% - ' ' ' - -
ey 4|3t 12 1‘:3/1' 3/3' #1 #10 #14 | 1#8q #4d| #ed #10b #z&)b <[Siéve Sizes
90% :
80%
X 70%
(o2} N
£ 60% ™
(7] ™~
®  50% H
o ‘\
T 40% \
Q
o o NL
qh, 30% \
o N
20% A
10%
0% {
1000 1002,, . 10 1 . 9..1 0.01
" e 1/2 #8 #20 #50 < Sieve Sizes

Screen Size (mm)

Tr & Wt Samp: 580.3
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 536.8
Water Loss: 43.5 6"
Tare Weight: 232.3 4"
Dry Weight: 304.5 3"
% Moisture: 14.3% 21/2"
o z
172" 100.0% =
T 84.5% &
3/4" 75.9%
172" 71.3%
3/8" 65.6%
#4 60.5%
#8
#10 55.2%
#16 51.3%
#20
#30 2 .
#40 40.3% s
#50 36.3%
#60
#100 27.9%
#200 19.7%
FINES %




Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D, Carson City, NV 89703 Sample No: TP-6 0.0-1.0

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: SC, Clayey Sand, Red

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation

100% - v v :
% 6y 41|31 2 1934 3%“ 16 | [isq #4d| #6¢ #10b #z&)b <(si¢ve Sizes
90%

80%

70% \
60%

50%

40%

30%

Percent Passing (%)

20%

10%

0%

1000 100 20" 14" 1/2..1 0 #8 #120 #50 < Sieve Qi'zls

Screen Size (mm)

0.01

Tr & Wt Samp: 543.6
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 537.8
Water Loss: 58 6"
Tare Weight: 231 4"
Dry Weight: 306.8 3"
% Moisture: 1.9% 212"
o o
11/2" Z
0 o
1 o
3/4" 100.0%
172" 100.0%
3/8" 100.0%
#4 97.5%
#8
#10 95.5%
#16 92.8%
#20
#30 2 .
#40 73.1% s
#50 64.0%
#60
#100 41.3%
#200 24.0%
FINES %




Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D, Carson City, NV 89703 Sample No: TP-7 0.0-1.5

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: SC, Clayey Sand, Brown

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation

100% - v v
& 6 41(3 12 113/4" 3@' "* #19 # #sdwad Ao piop  wagp| |<[Siave Sizes
90%

- -l -

80%

\
70% N

60%

50%

40% \

X
20% *

10%

Percent Passing (%)

0%
1000 100, , 10

2 " . 1 ) 9..1
2" 1 1/2 #8 #20 #50 < Sieve Sizes
Screen Size (mm)

0.01

Tr & Wt Samp: 516.5
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 503
Water Loss: 13.5 6"
Tare Weight: 192.1 4"
Dry Weight: 310.9 3"
% Moisture: 4.3% 21/2"
o o
11/2" Z
0 o
1 9]
3/4" 100.0%
172" 100.0%
3/8" 99.0%
#4 96.1%
#8
#10 88.7%
#16 81.9%
#20
#30 2 .
#40 62.3% s
#50 54.4%
#60
#100 35.9%
#200 21.6%
FINES %




Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D, Carson City, NV 89703 Sample No: TP-8 0.0-1.0

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: SC, Clayey Sand w/ Gravel, Brown

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation

100% - \
oy 41312 143/

90%

80% N
N

70%
60% \

50%

3/af #10 w14 | \#ad #ad| 464 #10p #z&)in <[sidve Sized

Y|

L LLY |
FH
e~

40%

30% »

20%

Percent Passing (%)

10%

0%

1000 100 20" 14" 1/2..1 0 #8 #120 #50 < Sieve Qi'zls

Screen Size (mm)

0.01

Tr & Wt Samp: 462.3
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 443.7
Water Loss: 18.6 6"
Tare Weight: 225.9 4"
Dry Weight: 217.8 3"
% Moisture: 8.5% 212"
o o
172" 100.0% =
iy 88.0% &
3/4" 88.0%
172" 83.5%
3/8" 83.5%
#4 82.1%
#8
#10 78.1%
#16 74.9%
#20
#30 2 -
#40 63.0% &
#50 57.4%
#60
#100 43.4%
#200 29.6%
FINES %




Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D, Carson City, NV 89703 Sample No: TP-11 0.0-1.2

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: SC, Clayey Sand w/ Gravel, Brown

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation

100% - .—3{ "
6y 49 (3t 12 1N 3/3' #
90%

#10 #14 | [1ued #d| 464 #10b #z&yin <[Sieve Sizes

80%
X 70% N
o N
£ 60%
%
© 50% N
o ° q&
2 40% \\
o
©  30% h W
() ‘h‘
o
20%
10%
0% {
1000 100,, .. 10 1 e 91 0.01
2" 1 1/2 #8 #20 #50 < Sieve Sizes

Screen Size (mm)

Tr & Wt Samp: 522.1
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 510.7
Water Loss: 11.4 6"
Tare Weight: 233.1 4"
Dry Weight: 277.6 3"
% Moisture: 4.1% 21/2"
o z
172" 100.0% =
T 700.0% &
3/4" 93.1%
172" 81.8%
3/8" 74.3%
#4 68.2%
#8
#10 59.1%
#16 53.9%
#20
#30 2 .
#40 43.0% s
#50 39.4%
#60
#100 31.6%
#200 25.9%
FINES %




Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D Carson City, NV Sample No: TP-11 1.2-7.3

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: SC, Clayey Sand w/ Gravel, Brown

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation

100% - \ "
6y 49 (3t 12 193/44 3/3' #

90%

#10 #14 | [1ued #d| 464 #10b #z&yin <[Sieve Sizes

80%

70%

60%

50% N

40% \\

30%

Percent Passing (%)

20%

10%

0%
1000 100, , 10

2 " . 1 ) 9..1
2" 1 1/2 #8 #20 #50 < Sieve Sizes
Screen Size (mm)

0.01

Tr & Wt Samp: 604
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 584.6
Water Loss: 19.4 6"
Tare Weight: 295.9 4"
Dry Weight: 288.7 3"
% Moisture: 6.7% 212"
o d
172" 100.0% =
T 84.7% %
3/4" 76.7%
172" 74.6%
3/8" 72.2%
#4 65.7%
#8
#10 58.6%
#16 53.8%
#20
#30 2 -
#40 43.0% &
#50 39.3%
#60
#100 32.4%
#200 27.1%
FINES %




Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D, Carson City, NV 89703 Sample No: TP-12 0.0-1.5

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: SC, Clayey Sand, Brown

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation

100% - -

) ) )
R HEE! 13/ ~~.¢ d1b wid | [lssd shd| ded kiop  kbal |<iSidve Sized
N i
90% ;
]
80% N
N
—
2 N
< 70%
(o))
= 60%
@
(1] 50%
o
b
2 40%
S ) |
qh, 30%
o o,
20%
10%
0% !
1000 100, , 10 1 ) 9..1 0.01
20" A" 1/2" #8 #20 #50 < Sieve Sizes
Screen Size (mm)
Tr & Wt Samp: 624.3
Sieve Size Percent Passing | Specification -
Tr & Dry Samp: 606.4
Water Loss: 17.9 6"
Tare Weight: 300 4"
Dry Weight: 306.4 3"
% Moisture: 5.8% 212"
o o
1172" 100.0% Z R
T 700.0% &
3/4" 100.0%
172" 98.2%
3/8" 98.2%
#4 94.8%
#8
#10 88.3%
#16 83.1%
#20
#30 .
#40 68.1% s
#50 62.4%
#60
#100 48.4%
#200 35.3%
FINES %




Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D Carson City, NV Sample No: TP-13 0.0-2.0

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: CL, Sandy Lean Clay, Brown

Sieve Analysis-ASTM C136/AASHTO T27
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Project: Sierra Skies RV Park

Project No: 18-135.6

Lab No: CC445

Date Sampled: 11/1/2018

Date Tested: 11/8/2018

4010 Technology, Unit D, Carson City, NV 89703 Sample No: TP-13 2.0-8.5

Office: 775-883-1600 Fax: 775-888-9904 Material Desc: SC, Clayey Sand, Dark Grey

Sieve Analysis-ASTM C136/AASHTO T27

Soil Gradation
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Project Name: Sierra Skies RV Park
Project Number: 18-135.6
Sample Number: TP-1 0.0-2.0
Date:  11/14/2018 By: J. Hannon
4010 Technology Way, Unit D PLASTICITY INDEX

Carson City, Nevada 89703
Office: 775-883-1600 Fax: 775-888-9904

Plasticity Chart (ASTM D2487)
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Project Name: Sierra Skies RV Park
Project Number: 18-135.6
Sample Number: TP-4 0.0-2.8
Date:  11/14/2018 By: J. Hannon

4010 Technology Way, Unit D P LASTIC ITY I N D EX

Carson City, Nevada 89703
Office: 775-883-1600 Fax: 775-888-9904

Plasticity Chart (ASTM D2487)
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Project Name: Sierra Skies RV Park
Project Number: 18-135.6
Sample Number: TP-4 2.8-5.4
Date:  11/14/2018 By: J. Hannon

4010 Technology Way, Unit D PLASTICITY IN DEX

Carson City, Nevada 89703
Office: 775-883-1600 Fax: 775-888-9904

Plasticity Chart (ASTM D2487)
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Project Name: Sierra Skies RV Park
Project Number: 18-135.6
Sample Number: TP-8 0.0-1.0
Date:  11/14/2018 By: J. Hannon

4010 Technology Way, Unit D P LASTICITY IN DEX

Carson City, Nevada 89703
Office: 775-883-1600 Fax: 775-888-9904

Plasticity Chart (ASTM D2487)
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Project Name: Sierra Skies RV Park
Project Number: 18-135.6
Sample Number: TP-11 0.0-1.2
Date:  11/14/2018 By: J. Hannon
4010 Technology Way, Unit D PLASTIC ITY IN DEX

Carson City, Nevada 89703
Office: 775-883-1600 Fax: 775-888-9904

Plasticity Chart (ASTM D2487)
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Silver State Labs-Reno

1135 Financial Blvd

Reno, NV 89502

(775) 857-2400 FAX: (888) 398-7002
www.ssalabs.com

Analytical Report

Workorder#:
Date Reported:

18110723
11/20/2018

Client:
Project Name:
PO #:

Resource Concepts, Inc.

TP-90-1.8
18-320.1

Sampled By: J. Koch

Laboratory Accreditation Number: NV015/CA2990
Client Sample ID

Laboratory ID

Date/Time Sampled

Date Received

18110723-01 TP-9 0-1.8 11/07/2018 14:00 11/14/2018
Date/Time  Data
Parameter Method Result Units PQL Analyst Analyzed  Flag
pH SW-846 9045D 9.19 pH Units KK 11/15/2018 14:03
pH Temperature SW-846 9045D 21.0 °C KK 11/15/2018 14:03
Resistivity ASTM G-57 3100 Ohms-cm KK 11/15/2018 14:46
Sulfate ASTM 1580C <0.02 % 0.02 KK 11/16/2018 9:07
Original

Page 2 of 5



Silver State Labs-Reno Qua“ty Contr0| Report

1135 Financial Blvd

Reno, NV 89502 WOo#: 18110723
775) 857-2400 FAX: (888) 398-7002
(779) (688) 11/20/2018
www.ssalabs.com
Analysis: PASTE pH
Method: SW-846 9045D Batch ID: R23460
Laboratory Control Sample (LCS)
RunIiD: 23460 SegNo 517256 Units: pH Units
Analysis Date: 11/15/2018 2:03:00 PM Analyst: KK
Analyte LCS |[LCSResult] LCS% LCSD |LCSD | LCSD % RPD | RPD Low High Qual
Spike Recovery | Spike | Result| Recovery Limit | Limit | Limit
Added Added
pH 7.020 7.01 99.9
Analysis: Water Soluble Sulfate-ASTM (SO4)
Method: ASTM 1580C Batch ID: R23478
Laboratory Control Sample (LCS)
RunID: 23478 SeqgNo 517626 Units: mg/L
Analysis Date: 11/16/2018 9:07:00 AM Analyst: KK
Analyte LCS |[LCSResult] LCS% |LCSD |LCSD | LCSD% | RPD | RPD | Low | High | Qual
Spike Recovery | Spike | Result| Recovery Limit | Limit | Limit
Added Added
Sulfate 25.00 27 110
Original

Page 3 of 5



Silver State Labs-Reno

et Definitions & Qualifiers

Reno, NV 89502 WO#: 18110723
(775) 857-2400 FAX: (888) 398-7002 Date: 11/20/2018
www.ssalabs.com

Definitions:

LCS: Laboratory Control Sample; prepared by adding a known mass of target analytes to a specified amount of de-ionized water and
prepared with the batch of samples, used to calculate Accuracy (%REC).

LCSD: LCS Duplicate; used to calculate both Accuracy (%REC) and Precision (%RPD)

MBLK: Method Blank; a sample of similar matrix that is processed simultaneously with and under the same conditions as samples
through all steps of the analytical procedure, and in which no target analytes
or interferences are present at concentrations that impact the analytical results for sample analyses.

MS: Matrix Spike; prepared by adding a known mass of target analytes to a specified amount of matrix sample for which an
independent estimate of target analyte concentration is available, used to calculate Accuracy (%REC)

MSD: Matrix Spike Duplicate; used to calculate both Accuracy (%REC) and Precision (%RPD)
RPD: Relative Percent Difference; comparison between sample and duplicate and/or MS and MSD.
PQL.: Practical Quantitation Limit; the limit to which data is quantitated for reporting.

MDL: Method Detection Limit; the limit to which the instrument can reliably detect.

MCL: Maximum Contaminant Level; value set according to EPA guidelines.

Qualifiers:

* - Analyte exceeds Safe Drinking Water Act MCL, does not meet drinking water standards.

C - Analyte value below Safe Drinking Water Act MCL, does not meet drinking water standards.

B - Analyte found above the PQL in associated method blank.

G - Calibration blank analyte detected above PQL.

H - Sample analyzed beyond holding time for this parameter.

J - Estimated Value; Analyte found between MDL and PQL limits.

L - Sample concentration is at least 5 times greater than spike contribution. Spike recovery criteria do not apply.
R - RPD between sample and duplicate sample outside the RPD acceptance limits.

S - Batch MS and/or MSD were outside acceptance limits, batch LCS was acceptable.

W - Sample temperature when recieved was out of limit as specified by method.

Original

Page 5 of 5



| Treasurer Home | | Assessor Data Inquiry | | Back to Last Page |

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

Tax Year: 2018-19

Property Location: 1400 OLD HOT SPRINGS RD Roll #: 016218
Billed to: SIERRA SKIES RV RESORT LLC District: 2.4
P O BOX 1781 Tax Service:

CARSON CITY, NV 89702-0000  Land Use Code: 140 Code Table

Outstanding Taxes:

Prior Year Tax_ _Penalty/Interest Total Amount Paid Total Due
Current Year No Taxes Owing
08/20/18 1,790.60 1,790.60 1,790.60 .00
10/01/18 1,790.00 1,790.00 1,790.00 .00
01/07/19 1,790.00 1,790.00 1,790.00 .00
03/04/19 1,790.00 1,790.00 1,790.00 .00
Totals: 7,160.60 .00 7,160.60 7,160.60

Payment Cart History

Additional Information |
2018-19 2017-18 2016-17 2015-16 2014-15
Tax Rate  3.5700 3.5700 3.5200 3.5200 3.5400
Tax Cap Percent 4.2 2.6 2 3.2 3.0
Abatement Amount 7,312.71  7,601.32






























































































































































































September 17, 2019

RECEIVED
Carson City Planning Commission
SEP 17 2019
108 E. Proctor Street
CARSON CITY
Carson City, NV 89701 PLANNNGDIVISION |

Attn: Heather Ferris, Associate Planner

Re: Tentative Commercial Planned Development File No. TPUD-19-142

Ms. Ferris:

My name is Nicole Lubich and | am the new owner of the property at 1001 Mark Way, Carson
City, Nevada. | would like to put on record that | am opposed to the sale of individual RV sites
under the file No. TPUD-19-142, Tentative Commercial Planned Unit Development that will be
brought up for action at the Planning Commission meeting on September 25, 2019. Due to a
new baby, and the eventful life that follows, my mother, Tammy Lubich will be representing me
and herself and our interests in this case.

The Sierra Skies RV Resort has been an issue of controversy in this neighborhood for many
years. Despite opposition, the Sierra Skies RV Resort has been granted everything they have
requested, so this is a battle lost. But, now with everything the Developer has been granted, it
is not enough. Now they want to sell individual RV sites. Why? And, how would this work with a
Recreational Vehicle park, synonymous with “campground” (a plot of ground upon which two
(2) or more campsites are located, established or maintained for occupancy by camping units as
temporary living quarters for recreation, education, or vacation purposes), or the zoning
compliance for Tourist Commercial Property?

This request violates the very definition of an RV Park as defined by Title 18 of the Carson City
Code of Ordinance; 18.0.030 definitions a “Recreational Vehicle Park (RV Park) means a parcel
or tract of land containing (1) gross acre minimum land area, having as its principle use the
Transient Rental of two (2) or more spaces for recreational vehicles including buildings and
structures and uses. There will not be more than thirty (30) spaces per acre”. This definition
clearly states that the principle use of a RV Park is for Transient Rental. A Recreational Vehicle
Space (RV Space) as defined by Title 18 of the Carson City Code of Ordinances; 18.09.030



definitions, “means a lot or parcel of land in a Recreation 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”. Once again, Title 18 of the Carson City Code of
Ordinances has made it very clear that by the very definition of an RV Space within an RV Park
is for the exclusive use of its occupants for Transient Dwelling purposes; meaning the continual
rental of a Recreational Space or Spaces to the same person not to exceed one hundred eight
(180) days, as defined by Title 18 of the Carson City Code of Ordinances; 18.09.030, definitions.

The above three (3) definitions clearly states that the spaces with an RV Park are for temporary
use of tourists, and ae not to exceed the Transient Dwelling Purposes for more than one
hundred eight (180) days. If individual RV Spaces are sold, how is it possible to regulate or
maintain the one hundred (180) day stay provision within the thirty (30) day park leave of an
individual’s personally owned property? Potentially two hundred twenty-seven (227) spaces
could be sold negating the parks responsibility to maintain the length of stay adhering to
Recreational Vehicle Park Code Compliance with special one hundred eighty (180) day permit
uses. With this being said, the potential and probable non-compliance of Recreational Vehicle
Park ordinances will also violate zoning ordinances as the property is zoned Tourist Commercial
(TC), and not Mobile Home Park (MHP).

| request that the Planning Commission does not recommend nor support this to the Board of
Supervisors.

Respectfully,

Nicole Lubich and Tammy Lubich



September 15, 2019 RECEIVED

Carson City Planning Commission SEP 16 2019
108 E. Proctor Street e
Carson City, Nevada 89701 PLANNING DlelggN

Re: Tentative Commercial Planned Unit Development
File No. TPUD-19-142
1400 Old Hot Springs Road

Dear Members of the Carson City Planning Commission:

We oppose the change in zoning to create 227 RV lots for sale on the property located
at 1400 Old Hot Springs Road.

On January 30, 2019 the Carson City Planning Commission approved a Special Use
Permit (SUP) to allow a 180-day extended stay for a RV Resort on the above mentioned

property.

On April 4, 2019 the Carson City Board of Supervisors also approved a 180-day
extended stay for the same RV Resort with a condition: if guest stays 180 days
continuously, they must vacate the park, remove all property, and be
unregistered for a period of 30 days prior to being able to return.

The minutes from Board of Supervisors meeting on April 4, 2019 indicate that Rachel
Crider, of Resource Concepts, Inc. representing the applicant said.” 'the 180-day stay
... the majority ... of guests ... visiting the RV resort are not going to stay 180
days.” "It's really important to note: these arent residents. These are guests
that are staying at the RV park. It's not people that are going to be building
sheds or building decks. It's not going to be people who are going to be
enrolling their kids in ... schools ... " (Page 17 of the minutes)

Now 5 months later there are new plans for this same parcel to sell 227 RV lots.

We are now looking at exactly the opposite of what was originally submitted and
granted. 227 permanent residences zoned for Tourist Commercial in the flight path of
the airport. This increases the risk to the existing homeowners, pilots and trailer park
residents.

During the April 4, 2019 meeting there was a concern about permanent structures
being place on the property. Associate Planner Heather Ferris explained that if a



permanent structure requires a building permit, then clearly permanent structures
would not be allowed. "However, there are some structures that don't require that and,
at that point, ... it would be a management issue.”(Page 16 of the minutes)

At the January 30, 2019 Planning Commission meeting minutes regarding the 180-day
stay at the RV park, Mr. Plemel explained that enforcement has been done in the past
by looking into the parks’ records: however, no ‘routine program”existed, and the

enforcement officers handled complaints. (Page 4 of the minutes) How is Carson City
going to monitor and enforce all of the individual lot owners with their construction of

attached and permanent structures?
This is not a good project for Carson City and should be denied.

Thank you for your dedicated service to the Carson City community.

%%—% ﬂum ldnacy

William Mabray Rebecca Mabray



CARSON CITY BOARD OF SUPERVISORS
Minutes of the April 4, 2019 Meeting
Page 17

Mayor Crowell invited the applicant to the meeting table. (2:22.20) Rachel Crider, of Resource Concepts,
Inc. representing the project, introduced herself for the record. She advised that the developer has “all
along tried to be a good neighbor to the airport and the neighbors. But to address specifically the SUP
appeal and those issues that came up. Iknow Phil, when he was up here, he mentioned the density from
215t0 277. Just to clarify that, I believe the 215 number was associated with the SUP from 2016. This
SUP has always been the 277. And then also, just as a reiteration, we’d like to point out the density is very
low density for an RV park. If they went maximum density, they’d be looking at 1,140 spaces. To be clear,
they are absolutely not looking at that. They’re looking at a nice, high-end 277 spaces with amenities and
landscaping. ... just wanted to clarify that point.

“If we wanted to talk about risk, I would just say the occupancy, the 30-day versus the 180-day stay, that
absolutely does not change the risk of an airplane crashing.” In response to a question, Ms. Crider advised
of not having specifically spoken with the owners about the suggestions posed by isors Il and
Giomt. She advised of no particular issue with the stions. She noted -day stay ...

the resort to some o are going to

to stay longer than ys. O s why we ve got m first place is to allow that.

to be clear, the expectation is not that most of these spaces are going to be filled by people staying there
for long periods of time. The majority are still going to be the short-term, 30-day stay. Maybe they want
flexibility to stay 45 days if they’re having a really great time. So we want to be able to have that available
to guests. And, really as far as the industry is concerned, it’s my understanding and the owner has been
advised of this by many people, that an extended stay is really necessary to make an RV park viable
currently. And that’s just because a lot of people, when they’re going out and RVing, they just want that
option. ... So that’s just something to clarify and I hope that we can all kind of get away from the idea that
this RV park is going to be filled with people that are staying there for six months

e . sts ar sta ’ . It not are
¢ building r building tobe eo are lin
in schools. ... can tove en that owner, sa olute their interest to make sure that

f  remamtaining their RV resort in a way that’s going to attract other people there. Having an RV with
a lean-to is not going to attract other people there. ... I can’t imagine that they’re going to allow that. It’s
not something that is congruent with their vision of the RV park. It’s not something that’s going to make
it financially viable to continue to attract RV tourists to the park.”

Ms. Crider responded to questions regarding RV park guest records and the cost to rent an RV space. In
response to concerns of the neighbors, she advised that no large fuel storage will be allowed on site. She
further advised that most large, modern motor coaches are primarily electrical “and there are full electricity
hook ups at each site. So we don’t anticipate people would have large amounts of propane. Maybe enough
to run a small barbecue.” Ms. Crider responded to additional questions of clarification, and discussion
followed. Ms. Crider reiterated that the target market for the RV park is “high-end RV owners who spend
maybe six months of their year traveling around to places they want to go visit and staying in their RV
when they do that.” Additional discussion followed.

In response to a question regarding the proposed suggestions, Ms. Wuest expressed the opinion that “the
longer they have to stay away, the less likely they are to continually come back or, at least, they can spread
their 180 days out between two parks in a year.” In response to a further question, she expressed the belief
that the suggested buffer zone would be appreciated by both the area residents and by Ms. Lubich.



CARSON CITY BOARD OF SUPERVISORS
Minutes of the April 4, 2019 Meeting
Page 16

the amount of time that people stay there in the park? That’s the connection that I don’t get between the
two items being appealed.” Mr. Ware reiterated “it’s from the perspective of risk. I don’t know how else
to explain it. ... Our concern is for the public, for the traveling public and the aviator or the aviation
indystry. If there is a catastrophic event, the deck is not clear. The deck has got RVs if there’s any
occupancy atall. And ... if they’re there on a longer-term basis, I don’t see any other way to conclude other
than the fact that that exacerbates risk to the traveling public and to the airport.”

Supervisor Giomi expressed understanding for the concept of risk, “but the concept of risk and the
exponential increase in that risk, the increase in probability, is for one single point in that park. And it
increases over time because one individual stays in there and is exposed over more time. It doesn’t
minjmize the risk to the pilot. The pilot risk is the same regardless of whether you’ve got an RV there for
30 days or 180 days. The assumption is if a plane hits the ground, that’s that.” Supervisor Giomi expressed
agreement, “from a risk perspective, that if you, as an individual sit in one spot over 180 days, you are
exposed to more risk versus if you’re in that same spot over 30 days. I concede that. But ... Idon’t
understand how that argument changes the perspective or the risk broadly for the neighborhood because
I don’t believe it does. I don’t believe that one issue impacts risk in any way to the neighborhood.”

In response to a question, Ms. Ferris explained that the applicant is seeking approval for a special use
permit for the RV park to be extended stay. “Part of that includes the total number of spaces. They can’t
come in with a substantially different design when they come in to build it. And that would be true if they
were doing a 30-day stay and we had already met earlier in 2018 for the major project review ...” Ms.
Ferris acknowledged that the applicant cannot construct 400 RV spaces without going through the entire
process again. Supervisor Giomi noted “that addresses the one concern. The other concern that I
Heather [Wuest] mention is permanent structures.” In response to a quest’ ]
e [ cture wo bea
stru

In reference to Supervisor Bagwell’s comments, Supervisor Giomi agreed that “if someone has to leave
for 30 days or even 15 days out of every 180 days, they’re not going to build a lean-to that they have to
dismantle ... The other thought I had ... because really what’s before us is a 180-day stay component, ...is
to potentially limit the first two rows there on the top of that picture to 30 day stays. Then, the part of the
park that is closest to the residential is exactly what is permitted for this land. ... If we did nothing else, if
we said that row one and row two, those are limited to 30-day RV stays. And the rest of the park is 180-day
stays with whatever conditions we want to put on that. ... So not only would you have a 100-foot buffer
where you don’t have anything, but you also have exactly what the Code allows even without us being here
today.”

Mr. Ware acknowledged that leaving the property vacant would mitigate all risk. “We’re not fighting that
battle. That battle is over. We’re just saying to minimize risk to the traveling public and to the airport
aviator and to the City, ... if you want to think about risk management ...” In response to a further question,
Mr. Ware expressed the opinion that “having high density residents living 2500 feet or so from the end of
the runway is risky.” In response to a question, Ms. Ferris advised that none of the seven findings of fact
include risk analysis as part of the criteria. “There’s public safety to consider broadly.”



Minutes Carson City Planning Commission January 30, 2019

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 hive 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.

explamed hat ment the past by looking the
pr that comp - also recreational
vehicle storage was permitted 1n a cial 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. Fetris 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, | mean everyone here is - 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 [with] 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 g0 on record
by stating that 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.
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