
STAFF REPORT FOR PLANNING COMMISSION MEETING OF JANUARY 27, 2021

FILE NO: SUP-2020-0050            AGENDA ITEM: E-7

STAFF CONTACT: Hope Sullivan, Planning Manager

AGENDA TITLE: For Possible Action: Discussion and possible action regarding a Special Use 
Permit for outdoor storage with personal storage within an enclosed building on property zoned 
General Commercial and Public Regional, located on the west side of Airport Road, south of 
Butti Way, APN 010-041-76. (Hope Sullivan, hsullivan@carson.org).

STAFF SUMMARY: The applicant is proposing a storage facility with a 1,000 square foot 
manager’s office, 54,400 square feet of enclosed personal storage, covered storage space for 
180 recreational vehicles, and a sanitary waste dump station.  As the property has two zoning 
districts, and the use is a conditional use in one of the two zoning districts, a Special Use Permit 
is required.  The Planning Commission is authorized to approve a Special Use Permit.

RECOMMENDED MOTION: “I move to approve SUP-2020-0050 based on findings and subject 
to conditions of approval contained in the staff report.”

VICINITY MAP:

SITE
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RECOMMENDED CONDITIONS OF APPROVAL:

1. The applicant must sign and return the Notice of Decision for conditions for approval within 
10 days of receipt of notification.  If the Notice of Decision is not signed and returned within 
10 days, then the item may be rescheduled for the next Planning Commission meeting for 
further consideration. 

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

3. All on and off-site improvements shall conform to City standards and requirements. 

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

5. All requirements of the Lompa Ranch North Specific Plan development agreement must be 
met.

6. The LP dispenser should be shown on the building permit and tank size must be 
indicated. Installation must be approved by the NV LPG Board.

7. A site specific geotechnical investigation must be performed as recommended by the 
feasibility geotechnical investigation, and construction recommendations be incorporated 
into the design.

8. The multi-use path must be extended along the frontage as shown.

9. The project must meet the Carson City Municipal Code, Development Standards, and 
Standard Detail requirements including:
 The project must balance flood zone cut and fill quantities, or may have a net gain of cut 

to increase storm water detention.  There may not be a net gain of fill.
 The project must provide funds to the City to process a CLOMR.
 The water main must be extended along the frontage as shown.

10. The project site is adjacent to a future three acre dog park associated with the proposed 
Lompa Ranch East development. The applicant will be required to install the screen wall 
upslope from the park’s south property line and adjacent to the storage facility. The 
landscape design for the screening buffer between the proposed park and project site will 
be reviewed and approved by the Parks, Recreation & Open Space Department.

11. The Unified Pathway Master Plan identifies Airport Road as an on-street bicycle 
facility. The applicant will be required to protect the existing bike lanes during the project’s 
construction and repair lanes/restripe the pavement markings at their expense, if damage 
occurs. Any repairs and restriping to the bike lanes must be approved by Development 
Engineering. 

12. Design all project driveway approaches that cross the 10’ pedestrian multi-use path along 
Airport Road to meet ADA standards.
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13. The applicant will be required to maintain all common landscape and open space areas on 
the project site in perpetuity, including any landscaping in the road right-of-way.

14. Incorporate “best management practices” into the applicant’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.

15. The applicant will be required to remove any graffiti on the perimeter screening wall, per 
Carson City Municipal Code.   

16. A detailed landscaping plan is required at the time of site improvement permit.  This plan 
shall demonstrate that disturbed areas are either landscaped or otherwise improved, shall 
utilize drought tolerant plants, shall incorporate a buried irrigation system, and shall 
incorporate a minimum 15 foot wide landscape strip along Airport Road planted with 1 tree 
per 25 lineal feet of street frontage, and six shrubs per tree.

17. A detailed lighting plan is required at the time of site improvement permit and shall include a 
photometric survey demonstrating even lighting throughout the site, with no spillover lighting.

18. Proposed signage requires a sign permit and shall meet the standards of Section 2.1.6 of the 
Lompa Ranch North Specific Plan.

19. The site must be fully enclosed with six foot solid fencing consistent with fencing proposed, 
acknowledging that the masonry rear of the storage buildings may function as the screening 
device in lieu of the addition of fencing.

20. Site improvement plans shall show the location of the wash area and dumpster locations.  
These areas must be inside the six foot fence.  

21. Site improvement plans must include a detail of the dumpster enclosures and placement 
consistent with Section 2.1.8 of the Lompa Ranch North Specific Plan.

22. A landscape plan meeting the requirements of Division 4 of the Development Standards is 
required at the time of building permit.  The plan shall include trees in the parking aisle 
planters.  Plantings along the right-of-way shall be provided at a rate of 1 tree per 25 lineal 
feet of street frontage with a minimum of six shrubs per tree.

LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), 18.04.135 General 
Commercial (GC); 18.04.185 Public Regional (PR); 18.04.020 Determination of Districts

MASTER PLAN DESIGNATION: Mixed Use Residential and Mixed Use Employment, Lompa 
Ranch North Specific Plan 

PRESENT ZONING: General Commercial and Public Regional
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KEY ISSUES: Does the proposed storage facility meet the required findings for approval of a 
Special Use Permit?  Is the proposed use compatible with surrounding properties?  

SURROUNDING ZONING AND LAND USE INFORMATION:
NORTH:  Single Family 6,000 / vacant (tentative map approved)
EAST:     Public Regional / Animal Facility
SOUTH:   Agriculture / Drainage Facility
WEST:     Agriculture / Drainage Facility

ENVIRONMENTAL INFORMATION:
FLOOD ZONE: Zone AE (100 year flood plain), XS (Between 100 year and 500 year flood plain), 

and X (areas of minimal flooding)
EARTHQUAKE FAULT: Severe, Zone I
SLOPE/DRAINAGE: Flat

SITE DEVELOPMENT INFORMATION:
LOT SIZE: 7.28 acres
EXISTING LAND USE: Vacant
VARIANCES REQUESTED: None

DISCUSSION:  
A Special Use Permit is required for the following reason:

    According to CCMC Title 18.04.020.6.d where a parcel of land is divided by a zoning district 
boundary, the following shall apply: “To utilize the entire parcel with a use that is only allowed 
in 1 of the 2 zoning districts, a zoning map amendment or special use permit is required for 
that portion of the property not zoned for the use.”

The vacant property is split zoned General Commercial and Public Regional.  Outside storage and 
personal storage uses are allowed in General Commercial zoning, but not allowed in Public 
Regional zoning.  

At its meeting of June 26, 2019, the Planning Commission approved a Special Use Permit for a 
covered RV and boat storage facility (outside storage) for approximately 275 vehicles.  

At its meeting of November 19, 2019, the Planning Commission approved a modification to the 
Special Use Permit to allow 30,000 square feet of personal storage in an enclosed building.

As construction has not commenced, the special use permit has expired.  The subject application 
is substantially similar to the special use permit and modification approved in 2019.  Difference are 
that the RV storage along Airport Road will be covered, but not enclosed; the wash bay has been 
eliminated, and the RV dump station has been relocated.

The facility will include 54,400 square feet (approximately 300 units) of enclosed personal storage, 
covered storage for approximately 180 recreation vehicles, a 1000 square foot sales office on site 
that will include a small retail component with items related to RVs and boats.  The site will also 
have a dumping station and a propane refill area.  No mechanic services will be on site, and 
customers will be prohibited from repairing or maintaining their vehicles on site.

Enclosed personal storage buildings will be located along the north, south, and west perimeters of 
the property. The rear of the personal storage buildings will consist of masonry walls with a height 
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of eight and a half feet.  The wall will include a split faced masonry pier and accent strip.  A 
corrugated metal roof panel will be utilized, and the front of the building, which face interior to the 
site, will utilize metal wall panels with metal overhead doors.

Hours of operation are still proposed to be 6:00 AM to 10:00 PM, with the office open from 8:00 
AM to 6:00 PM daily.  The site will be gated.  Customers will have a gate code.  The site will be 
fully enclosed with solid six foot fencing, recognizing that where the exterior wall of the personal 
storage building creates a barrier, additional fencing will not be required.

Per the provisions of 18.02.080, the Planning Commission has the authority to approve a Special 
Use Permit upon making each of the seven required findings in the affirmative.

PUBLIC COMMENTS:  Public notices were mailed to 42 property owners within 950 feet of the 
subject property on January 14, 2021.  As of the writing of this report, no comments have been 
received.  Any comments that are received after this report is completed will be submitted to the 
Planning Commission prior to or at the meeting on January 27, 2021, depending on the date of 
submittal of the comments to the Planning Division.

OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: The following comments 
were received by various city departments.  Recommendations that are not code requirements 
have been incorporated into the recommended conditions of approval, where applicable.

Fire Department:  
Project must comply with the International Fire Code and northern Nevada fire code 
amendments as adopted by Carson City.

Engineering Department:

The Engineering Division has no preference or objection to the special use request provided 
that the following conditions are met:
 The conditions of SUP-19-083 must be met.   

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

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

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

C.C.M.C. 18.02.080 (5c) - Traffic/Pedestrians
The existing infrastructure and proposed drive isles are sufficient to provide safe access and 
circulation if conditions are met.  Current and projected traffic volumes in the area have not 
changed to a degree that would warrant new mitigation measures or further study for the subject 
project.

C.C.M.C. 18.02.080 (5d) - Public Services
The existing sewer, water, and storm drain infrastructure are sufficient to provide service to the 
project.  Current and projected demand on these utilities in the area has not changed to a degree 
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that would warrant new mitigation measures or further study for the subject project.

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

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

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

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

The subject property is part of the Lompa Ranch North Specific Plan, and is designated as Mixed 
Use Residential.  This is the only non-residential component in the portion of the Lompa Ranch 
North Specific Plan east of the freeway.

Section 2.1 of the Specific Plan provides design standards and guidelines for the commercial uses, 
as follows.

2.1 Commercial Uses

2.1.1 Commercial Site Planning Standards

a)  Building placement and orientation shall be designed to create visual interest along public 
streets.  Multiple buildings in a single project shall demonstrate a positive functional relationship to 
one another.  

Two buildings are proposed along Airport Road, an office building and the rear of a roofed RV 
storage building.  In addition, a six foot solid fence utilizing vertical board and dense landscaping 
will be located along Airport Road.  The parking to serve the building is to the side of the building 
as opposed to between the street and the building.  Staff finds this design to be consistent with the 
Master Plan.

b)  To the extent possible, buildings located within a single project shall be clustered.  Plazas and 
pedestrian areas shall also be an important element in the design of clustered buildings.  When 
clustering is impractical, a visual link should be established between buildings through the use of 
architectural features, landscaping, etc. 

The storage buildings on the site will be on the perimeter, and the office building is along Airport 
Road.  Given the secured nature of the use, it does not lend itself to plazas and the like.  

c)  For general commercial uses, a minimum of 15 percent of the building area should be located 
at or near the front setback line.  This minimizes large, continuous areas of parking and encourages 
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active streetscapes.

Both buildings along Airport Road are located at the front setback line.  

d)  Buildings shall be oriented so that public access or windows face adjoining streets.  

The office building is oriented so that windows and a stone facade face the street.  Fencing with 
landscaping on the exterior will be providing a visual screen between the Airport Road and the RV 
storage canopy.

e)  Plazas or common areas within a project shall be located near building entrances or areas of 
high pedestrian traffic to ensure their use. 

Given the proposed use, a plaza is not recommended as it will not be a use where people 
congregate or linger.

f)  To the extent possible, areas between buildings shall be utilized for plazas, outdoor seating, or 
landscape features in order to eliminate “dead zones” of underutilized space.

Given the proposed use, a plaza is not recommended as it will not be a use where people 
congregate or linger.

g)  Bicycle racks shall be provided within all commercial centers.

The proposed use is not a commercial center.

2.1.2 Commercial Grading and Drainage

a)  Design of commercial uses shall be sensitive to the natural terrain, and structures should be 
located to minimize necessary grading and preserve natural site features such as drainageways, 
wetlands, etc.  Grading of commercial sites should blend with the natural topography of the site.  

The subject property has drainage facilities on two sides.  The site will maintain existing drainage 
patterns sloping from north to south where flow will be collected and treated in a detention pond 
before being discharged to the detention facilities to the south.  

b)  Grading within commercial areas shall be designed to complement the architectural and 
landscape design character of the center and surrounding area.  Grading techniques can be used 
to screen parking and service areas, reduce the perception of height and mass on larger buildings, 
and provide reasonable transitions between uses.

The site is being graded in a manner to allow for additional stormwater detention to the south.
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c)  Graded slopes should properly transition to existing natural terrain at project borders.

The proposed grading is intended to allow for additional stormwater detention.

d)  Man-made slopes shall not exceed an average of 3:1 slope and turf areas shall not exceed an 
average 4:1 slope.

Slopes will be 6:1 adjacent to the drainage basins in order to provide for additional stormwater 
detention.

e)  Areas disturbed by grading activities shall be revegetated prior to the issuance of a certificate 
of occupancy.  If climatic conditions or other circumstances prevent planting at the time of 
occupancy, a bond shall be provided for landscaping during the subsequent growing season.  
Drought tolerant plant species shall be utilized to help minimize erosion.  

A detailed landscaping plan will be obtained at the time of site improvement permit to ensure 
disturbed areas are either landscaped or otherwise improved.

f)  New commercial developments must include a final hydrology report to be reviewed and 
approved by the Carson City Engineering Department prior to the issuance of a building permit.

The applicant has submitted a drainage letter prepared by a licensed engineer.  A detailed 
drainage report will be required at the time of site improvement permit review.

g)  An erosion control plan shall be included with each grading permit.

A detailed erosion control plan will be required at the time of site improvement permit review.

2.1.3 Commercial Parking Lots 

a)  A minimum of 10 feet of landscaping shall be provided between parking lots and the public 
streets.  

A ten foot landscape area is provided along Airport Road.

b)  A minimum 400 square foot interior planter shall be provided at the end of parking aisles (refer 
to example to the right).  Planters shall include a minimum of one deciduous tree (min.  two inch 
caliper).

Landscaping is located at each end of the parking lot.  Trees will be required to be added at the 
ends of the parking aisles.
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c)  Landscape islands (minimum of 400 square feet) shall be provided for every 10 spaces in large 
parking fields and shall include a minimum of one deciduous tree (two inch caliper minimum).  See 
example below.

The parki ng lot only has three spaces.

d)  Pedestrian connections between parking lots and buildings shall be provided along with 
connections to sidewalks along adjoining public streets.  

The project will include the extension of the 
multi-use path along the frontage of the 
property.

e)  Parking should be located to the side and 
rear of a project site where feasible. However, 
no more than 10 percent of the required 
parking shall be in the rear service area 
(typically not used for general public access) of a project site.

Parking is located to the side of the building.

f)  Parking areas shall be screened from adjoining residential areas through the use of landscaping 
and berming.  This buffer shall be a minimum of 10 feet in width (see example to right).

The subject property has drainage facilities on two sides, a proposed dog park to the north, and 
the road to the east.

g)  Commercial centers that include tenants that utilize shopping carts shall provide a “cart corral” 
within 150 feet of 85 percent of their parking stalls.

The proposed use will not utilize shopping carts.
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h)  For commercial centers exceeding 5 acres, a maintenance plan shall be required for parking 
lots that includes regular sweeping and a snow removal/storage plan for winter weather events.

The proposed use is not a commercial center.

i)  For commercial centers adjoining residential areas, parking lot sweeping shall be limited to the 
hours between 8:00 am and 9:00 pm.

The proposed use is not commercial center.

j)  Parking lot design, including space dimensions, aisle widths, etc. shall comply with the 
provisions of the Carson City Municipal Code.

The proposed parking lot design complies with the Municipal Code.

k) Outdoor sales or special events may not reduce parking past minimum requirements mandated 
in the Carson City Municipal Code.

Outdoor sales and special events are not proposed on the subject property.

2.1.4 Commercial Landscaping

a)  Landscaping, including plant materials and themes shall be consistent throughout the Lompa 
Ranch North SPA.  

It is anticipated that this will be the first project built on the east side of Lompa Ranch North Specific 
Plan Area.  The plants will establish the theme for the balance of the east side.

b)  Landscaping standards contained in the Carson City Development Standards shall apply within 
Lompa Ranch North.  

Proposed landscaping will be consistent with the City’s landscaping standards.

c)  Within commercial centers, areas not utilized for parking, buildings, plazas, or access/circulation 
shall be landscaped to the back of curb.  Unbuilt pad areas shall be excluded from this standard.

The proposed use is not a commercial center.

d)  Drought tolerant plantings shall be used in conjunction with low water demand principles and 
techniques.
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A detailed landscape plan will be submitted with the site 
improvement permit.  Staff will verify landscaping is comprised 
of drought tolerant plants.

e)  All landscaped areas shall be irrigated with permanent 
automatic irrigation systems. All irrigation systems shall be 
placed underground. 

A detailed landscape plan will be submitted with the site 
improvement permit.  Staff will verify the plans call for a buried 
irrigation system.

f)  Landscape maintenance within commercial areas shall be 
the responsibility of individual property owners or completed 
through a private maintenance association.

All landscaping shall be the responsibility of the property owner.

g) Landscaping along adjoining rights-of-way shall be a minimum width of 15 feet and provide a 
mix of trees, shrubs, and living groundcover.  Trees shall be provided at a rate of 1 tree per 25 
lineal feet of street frontage with a minimum of six shrubs per tree.

The plans call for a 30 foot landscaped area along the right-of-way.  A detailed landscape plan will 
be submitted with the site improvement permit.  Staff will verify that the tree and shrubs meet the 
required numbers.

2.1.5 Commercial Lighting

a)  Adequate lighting shall be provided to ensure a safe pedestrian environment. 

A detailed lighting plan will be submitted at the time of building permit.  Staff will ensure the 
adequacy of the plan at that time.

b)  Parking lot lighting within 75 feet of residential areas shall be limited to 12 feet in height and 
shall incorporate shielded fixtures. Additional height limitations for parking lot lighting within certain 
distances of residential areas are identified in the Carson City Development Standards.

The parking lot is not within 75 feet of residential areas.

c)  Parking lot lighting shall use shielded/directed fixtures to ensure that spill-over and glare do not 
occur on adjoining properties.
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A detailed lighting plan will be submitted at the time of building permit.  Staff will ensure the 
adequacy of the plan at that time.

d)  The use of bollard lighting is encouraged in pedestrian areas.

Given the use, there are not identified pedestrian areas.

e)  Exterior lighting shall be used for purposes of illumination and safety only, and shall not be 
designed for, or used as, an advertising display.

A detailed lighting plan will be submitted at the time of building permit.  Staff will ensure the 
adequacy of the plan at that time.

2.1.6 Commercial Signs

Signs and their integration into the project is a critical element in the design of Lompa Ranch North.  
Careful use of forms, styles, materials, and colors will establish continuity throughout the 
community.  Signs are intended to be utilized only where necessary, and in an understated 
manner, emphasizing an image of permanence and quality.  

a)  Signs shall be included on facades or entry canopies of buildings and illuminated or backlit with 
indirect lighting.  All tenant identification signs shall be consistently located and integrated into the 
architectural design of the building entry.  Storefront signs shall be proportional with the building 
architecture.  

The applicant has identified the location of a sign along 
Airport Road, but a specific sign has not been proposed.  
A sign permit will be required prior to erecting any signs.  
Compliance will be determined at that time.

b)  Flashing or animated signs are prohibited.  

A sign permit will be required prior to erecting any signs.  
Compliance will be determined at that time.

c)  Building signs that project more than 4 inches beyond the wall façade are prohibited, unless 
incorporated as an architectural element.

A sign permit will be required prior to erecting any signs.  Compliance will be determined at that 
time.
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d)  Hanging signs may be included under eaves 
above walkways and shall maintain a minimum of 8 
feet of clearance.  These signs shall be architecturally 
compatible with the building they serve.

A sign permit will be required prior to erecting any 
signs.  Compliance will be determined at that time.

2.1.7 Commercial Fencing

a)  Walls and fences shall be utilized to provide a buffer between incompatible uses.  It is important, 
however, that walls are appropriately integrated into each project.

The applicant has provided a wall detail for a six foot tall fence.  The use is required to utilize a six 
foot solid wall of fence to screen the use from adjacent properties.  Also, the personal storage 
buildings will be located along the exterior of the site.  The masonry rear of the buildings will also 
provide for buffering.

b)  Solid fencing (6 foot minimum) shall be installed between commercial uses within Lompa Ranch 
North and adjoining residential uses.  This can include wood or vinyl fencing, concrete block walls, 
pre-cast wall systems, or similar.

The applicant has provided a wall detail for a six foot tall fence.  The use is required to utilize a six 
foot solid wall of fence to screen the use from adjacent properties.  Also, the personal storage 
buildings will be located along the exterior of the site.  The masonry rear of the buildings will also 
provide for screening.

c)  Chain link fencing shall be prohibited within commercial centers.

The applicant’s wall detail is not chain link fencing.

2.1.8 Commercial Trash and Utility Areas

a)  Service and maintenance areas shall be screened from adjacent public right-of-ways, 
pedestrian plazas or adjacent residential uses with landscaped berms, walls or plantings. Storage 
areas shall be enclosed by a 100% site obscuring fence or wall, permanently installed and 
maintained at a minimum height of six feet.  

A dumpster location is proposed adjacent to the office, and will be screened by landscaping and 
fencing.  
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b)  All trash and garbage bins shall be stored in an enclosure that includes solid screening, to the 
approval of the Carson City Community Development Department.

At the time of building permit, staff will verify dumpster enclosures.

c)  Trash enclosures shall incorporate building materials, colors, etc. that are complementary to 
the overall project architecture.  Gates shall be constructed of durable building materials that 
screens at a minimum 80% of the view into the trash enclosure.  Wood or chain link gates are not 
allowed (see example to left).

At the time of building permit, staff will verify dumpster enclosures.

d)  Trash enclosures must include provisions for concrete pads or appropriately designed asphalt 
sections in front of the enclosure.  The area in front of the trash enclosure shall be a minimum of 
six (6) feet to reduce pavement damage from disposal trucks.

At the time of building permit, staff will verify the provision of a concrete pad or appropriately 
designed asphalt section in front of the trash enclosure, as well as a minimum of six feet to reduce 
pavement damage.  

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

The subject property is across the street from the animal shelter, to the south of the proposed dog 
park, and to the east and north of 
drainage facilities.  The proposed 
personal storage use is a quiet use, 
and will likely establish before any of 
the houses in Lompa East.  Staff does 
not find that the proposed use will be 
detrimental to the use, peaceful 
enjoyment, economic value or 
development of surrounding 
properties or the general 
neighborhood. 

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

Based on the Institute of Traffic Engineer’s Trip Generation Manual, the project will generate 63 
daily trips.  The existing roadway network can accommodate these trips.  The addition of outdoor 
and personal storage uses is not anticipated to have a detrimental effect on pedestrian traffic.  In 
fact, due to the extension of the multi-use trail, the use will have a positive effect on pedestrian 
traffic.
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4. Will not overburden existing public services and facilities, including schools, police and 
fire protection, water, sanitary sewer, public roads, storm drainage, and other public 
improvements.  

The proposed outdoor and personal storage uses will not overburden existing public services.  It 
is not residential, so there will be no students.  The existing sewer, water and storm drain 
infrastructure are sufficient to provide service to the project.

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

Although the outdoor and personal storage uses are not allowed in the Public Regional zoning 
district, as the site is split zoned, the use may establish subject to a Special Use Permit.

6. The use will not be detrimental to the public health, safety, convenience and welfare. 

The proposed outdoor and personal storage use will not be detrimental of public health, safety, 
convenience and welfare.  It is a fairly passive use.

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

The proposed outdoor and personal storage use will not result in material damage or prejudice to 
other property in the vicinity.  

Attachment: Application LU-2020-0050
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o Gate Spec Sheets  

o Tax Payment Records 

o Engineering Reports 

o Traffic Letter 

o Parking Justification Letter  

o Sewer Letter 

o Drainage Letter 

o Geotechnical Report 

o Full Size Drawings 

o Preliminary Building Floorplan & Elevations 

o Preliminary Mini‐Warehouse Elevations 

o Preliminary Landscape Plan  

o Preliminary Site Plan  
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775.636.7905  |  575 E. Plumb Lane, Suite 101, Reno, NV 89502  | montevistaconsulting.com 

Carson City 
Community Development Department 
108 E. Proctor Street 
Carson City, NV 89701                   December 18, 2020 
 
RE: Sierra Tahoe RV & Boat Storage (SUP-19-083) – Special Use Permit Modification 
 
The owners of  the proposed Sierra Tahoe RV & Boat Storage did not  formally  request an extension of  their 
previous special use permit approval which has now expired and therefore are resubmitting for a new Special 
Use  Permit.    The  original  Special  Use  Permit  application  was  approved  at  the  June  26,  2019  Planning 
Commission Meeting.    A modification  to  that  application was  subsequently  approved  at  the November  19, 
2019 Planning Commission Meeting.  The project has since been submitted to Carson City for building permit 
approval.    The  following  application  includes  minor  modifications  to  the  previously  approved  Special  Use 
Permit  applications  based  on  the  building  permit  documents  as well  as  revisions  requested  by  the  various 
reviewing agencies.  The overall form of the project remains essentially the same as proposed in the modified 
special use permit application which  includes  the construction of a ±1,000 s.f. managers office, ±54,400 s.f. 
(±300 units) of enclosed personal storage, covered storage spaces for ±180 recreational vehicles and a sanitary 
waste  dump  station.    The  notable  changes  are  the  replacement  of  the  enclosed  RV  storage  building  along 
Airport  Road  with  covered  RV  storage  and  the  omission  of  the  previously  proposed  wash  bay  and  the 
relocation of the RV dump station.  We believe these proposed modifications are relatively minor and that the 
overall scope of the project is consistent with previous approvals.   
 
The following is a modified application which addresses the proposed project specifics.  Again, only minor 
modifications are proposed with this application when compared to the original approvals.  Those 
modifications have been made to ensure consistency between the special use permit application and 
construction documents which are completed at this time.  Please contact Monte Vista Consulting if you have 
any questions or if there is anything else I can help with. 
  
  Sincerely, 
  Monte Vista Consulting 
 
 
 
 
  Michael Vicks, P.E. 
  Principal 
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Project Information 

Location: Airport Road      APN: 010‐041‐76 

Site Area: 7.28 ac      Developed Area: ±7.0 ac  Disturbance: ±7.0 ac 

Zoning: PR (±1.43 Ac)/GC (±5.85Ac)  Master Plan Designation: Mixed‐Use Employment/Open Space  

Proposed Use: Covered RV & Boat Storage Facility 

Pre-Development Discussion 

Existing Conditions & Development: 

The subject property is part of the larger Lompa Ranch Development.  It is currently undeveloped 

consisting of moderate vegetation consisting of native grasses and brush.  It generally slopes from north 

to south with the western and southern boundaries of the site lower than the remainder of the property 

(Reference the attached site plan for location of the onsite flood zones). There is no existing 

infrastructure extended to the site with the exception of access from Airport Road.  Water facilities exist 

to the north of the property and sanitary sewer services exist to the west.  The site is bounded on two 

sides by large stormwater detention facilities which is where all existing storm flows are discharged. 

Surrounding Properties: 

o North: Undeveloped (Lompa Ranch Residential Site)  Zoning: MFA   

o South: Open NDOT Detention Pond      Zoning: A/P   

o East: Municipal Buildings        Zoning: PR   

o West: Open NDOT Detention Pond      Zoning: A 

Proposed Development Discussion 

Proposed Development: 

Sierra Tahoe RV, Boat  and Self Storage is a facility providing RV and Boat storage spaces and enclosed 

self‐storage buildings to store customers personal belongings.  The facility may also store small 

recreational craft such as jet skis and wave runners. It will offer customers a sales office onsite in order 

to conduct the rental and business of the facility and offer a small retail sales area within the sales office 

in order to provide items in connection with RV and boat owner needs such as ice, and motor oil, etc.  

Also available exclusively to customers will be a sewage dump station and a propane refill /sale station 

onsite.  There will be no onsite mechanic services available and customers will be prohibited from 

repairing and/or maintaining their recreational vehicles onsite.  

Hours of operation are intended from 6:00 am to 10:00 pm with the office open from 8:00 am to 

6:00pm daily.  Customers will ingress and egress the site during the hours of operation through a 

security gate controlled by a key pad requiring an individual’s code unique to each customer.  The site 

will be monitored through a security camera system and each customer will only have access if they 

have paid their fees.  And for RV and Boat owners, they have provided proof of registration for their RV 

or Boat and shown proof of insurance with the office and are current with their payments. 
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Proposed Improvements: 

The developed site will include the construction of a ±1,000 s.f. managers office, ±54,400 s.f. (±300 

units) of enclosed personal storage, covered storage spaces for ±180 recreational vehicles and a sanitary 

waste dump station.  The manager’s office will be constructed with conventional wood framing.  The 

personal storage units will be constructed utilizing premanufactured metal buildings and the canopies 

will be comprised of steel structural supports and sheet metal roofing.  The height of the personal 

storage buildings will vary as some will be intended for high end RV & Boat Storage.  Additionally, a 

sewer dump station and propane refill tank will be provided.   The majority of the site will be paved and 

fenced with solid view fencing screening as necessary.  There is a single point of access to the site.  The 

entrance has been designed to allow for two RVs to be stacked in the inbound lane while a single exit 

lane has been provided.     

Grading of the site has been completed with the goal of exporting material to the adjacent development 

to the north.  Although portions of the development will be within the flood zone, all pavement will be 

elevated a minimum of 2.0’ above the established base flood elevation protecting the improvements 

from flooding.  The site will maintain existing drainage patterns sloping from north to south where flow 

will be collected and treated in a detention pond before being discharged to the detention facilities to 

the south.  All onsite stormflows are conveyed as surface drainage to ensure viability and lo 

maintenance. 

Water service will be provided by extending a water main from the existing main located near the 

intersection of Airport Road and Butti Lane.  Sanitary sewer service will be provided by connecting to the 

existing interceptor main with a new lateral connection. 

 

Required Findings for Special Use Permit 

1. Will be consistent with the objectives of the Master Plan elements. 
 
Explain how your project will further and be in keeping with, and not contrary to, the goals of the Master 
Plan elements. Turn to the Master Plan Policy Checklist included with this application. The Master Plan 
Policy Checklist for Special Use Permits and Major Project Reviews addresses five items that appear in 
the Carson City Master Plan. Each theme looks at how a proposed development can help achieve the 
goals of the Carson City Master Plan. Address each theme; a check indicates that the proposed 
development meets the applicable Master Plan Policy. Provide written support of the policy statement in 
your own words as a part of these findings. For additional guidance, please refer to the Carson City 
Master Plan document on our website at www.carson.org/planning or you may contact the Planning 
Division to review the document in our office or request a copy. 

1. A Balanced Land Use Pattern 

 The proposed development will promote a balanced land use pattern by extending public 
trails & services, incorporating durable and sustainable building materials, providing 
generous setbacks & allowing for the expansion of drainage detention facilities to the 
south. 

2. Equitable Distribution of Recreational Opportunities 

 The improvements will include extending a 10’ pedestrian path across the frontage of the 
site extending an existing trail network. 
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3. Economic Vitality 

 The proposed use will provide for offsite RV storage which will allow for more dense 
residential communities and expanded RV sales. 

4. Livable Neighborhoods and Activity Centers 

 The proposed development will provide a sustainable project with landscape buffers and a 
screen wall surrounding the storage area. 

5. A Connected City 

 The project will extend the 10’ pedestrian path from the south across the full project 
frontage which will eventually lead to a community park. 

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

a. Describe the general types of land uses and zoning designations adjoining your property (for 
example: North: grocery store, Retail Commercial zoning) 
Reference Pre‐Development Discussion above. 

b. Explain why your project is similar to existing development in the neighborhood, and why it will 
not hurt property values or cause problems, such as noise, dust, odors, vibration, fumes, glare, or 
physical activity, etc. with neighboring property owners. Have other properties in your area 
obtained approval of a similar request? How will your project differ in appearance from your 
neighbors? Your response should consider the proposed physical appearance of your proposal, as 
well as comparing your use to others in the area. 
The proposed use is consistent with the surrounding development and will not negatively 
impact property values.  To the south and west are open detention ponds and the Carson City 
Public Works facility is to the East.  To the north are a proposed park and residential 
development.  The project will be fully screened and provide landscaping to address visual 
concerns. 

c. Provide a statement explaining how your project will not be detrimental to the use, peaceful 
enjoyment or development of surrounding properties and the general neighborhood. 
The project use will drive minimal traffic increases, generate minimal noise and will have set 
business hours therefore having no detrimental effect on the surrounding properties. 

d. If outdoor lighting is to be a part of the project, please indicate how it will be shielded from 
adjoining property and the type of lighting (wattage/height/placement) provided. 
All required lighting will be provided on the canopies and office building.  At final building 
permit, a photometrics plan will be provided showing compliance with Carson City 
Development standards. 

e. Describe the proposed landscaping, including screening and arterial landscape areas (if required 
by the zoning code). Include a site place with existing and proposed landscape shown on the plan 
which complies with City ordinance requirements. 
The proposed landscape improvements will provide evergreen screen buffers on the north 
and south borders, as requested by the Parks's Dept. review comments.  There is a double row 
of street trees proposed along Airport Road and the project will have a Plant List loaded with 
pollinator friendly trees, shrubs, groundcovers, vines and perennials. 
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f. Explain any short‐range and long‐range benefit to the people of Carson City that will occur if 
your project is approved. 
With the approval of the project, Carson City will see increased tax revenue as well as 
improved stormwater detention. 

 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic. 
Consider the pedestrian and vehicular traffic that currently exists on the road serving your project. What 
impact will your development have to pedestrian and vehicular traffic when it is successfully operating? 
Will additional walkways and traffic lights be needed? Will you be causing traffic to substantially 
increase in the area? State how you have arrived at your conclusions. 
The Sierra Tahoe RV & Boat Storage will have a minimal impact on traffic generation and will improve 
pedestrian traffic conditions.  RV & BoatSTRV Storage is a low impact use in regards to traffic 
generation.  In accordance with the requirements of the Major Project Review, a 10’ wide pedestrian 
trail has been extended along the project frontage, therefore improving pedestrian traffic. 
 
4. Will not overburden existing public services and facilities, including schools, police and fire protection, 
water, sanitary sewer, public roads, storm drainage and other public improvements. 
 

a. How will your project affect the school district? Will your project add to the student population 
or will it provide a service to the student population? 
The proposed project will have no impact on the school district with the exception of 
providing tax revenue. 

b. How will your project affect police and fire protection? 
The proposed project should have a minimal impact on both police and fire protection.  The 
project will include a comprehensive security system and will provide fire hydrants and access 
in accordance with fire department requirements. 

c. Is the water supply serving your project adequate to meet your needs without degrading supply 
and quality to others in the area? Is there adequate water pressure? Are the lines in need of 
replacement? Is your project served by a well? Contact the Development Engineering Division at 
(775) 887‐2300 for assistance with this item, if applicable. 
Based on discussions with Carson City Public Works, a water main extension will be required 
and will be extended from the intersection of Airport Road and Butti Lane.  Additionally, 
based in preliminary discussions, there is ample pressure to serve the development. 

d. If your project will result in the covering of land area with paving or a compacted surface, how 
will drainage be accommodated? Contact the Development Engineering Division at (775) 887‐
2300 for assistance with this item, if applicable. 
The proposed development will result in an increase in stormwater runoff due to proposed 
impervious surfaces, however, based on correspondence with the Carson City Public Works 
department, no additional stormwater detention will be required due to the project’s 
proximity to the detention ponds to the south and west of the site.  In an effort to work with 
the City, the site will be graded in a manner to allow for additional stormwater detention to 
the south. 
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e. Is there adequate capacity in the sewage disposal trunk line that you will connect to in order to 
serve your project, or is your site on a septic system? Contact the Development Engineering 
Division at (775) 887‐2300 for assistance with this item, if applicable. 
The proposed sewer connection is to the City’s main interceptor line which based on 
discussions with Carson City Public works has more than enough capacity to serve the project.  
The project will have a minimal impact on the sanitary sewer infrastructure an does not meet 
the thresholds for a full sanitary sewer report. 
 

f. What kind of road improvements are proposed or needed to accommodate your project? 
Contact the Development Engineering Division at (775) 887‐2300 for assistance with this item, if 
applicable. 
No new roadway improvements are required to serve the project. 

g. Indicate the source of the information that you are providing to support your conclusions and 
statements made in this application (private engineer, Development Engineering, Public Works, 
Transportation, title report or other sources). 
The conclusions above were made based on discussions with Carson City Public Works and 
Engineering Division as well as the Major Project Review comments. 
 

5. Meets the definition and specific standards set forth elsewhere in Carson City Municipal Code, Title 18 
for such particular use and meets the purpose statement of that district. 
 
Explain how your project meets the purpose statement of the zoning district in which it is located and 
how it meets the specific standards that are set forth in that zoning district. In CCMC Section 18.04, Use 
Districts, find the zoning district where your property is located. Refer to the purpose statement at the 
beginning of the zoning district section and explain how your project meets the purpose statement of 
that district. In addition, find the specific Intensity and Dimensional Standards for your zoning district in 
either CCMC Section 18.04.190 (Residential) or CCMC Section 18.04.195 (Non‐Residential) and explain 
how your project meets these specific standards. To access the Carson City Municipal Code, visit our 
website at www.carson.org/planning 
The zoning is split between General Commercial (GC) and Public Regional (PR).  The proposed use is 
allowed within the GC zoning district however it requires the SUP in the PR zoning district.  This is an 
office and service use which has minimal impact on the surrounding land uses. 
 
6. Will not be detrimental to the public health, safety, convenience and welfare. 
 
Provide a statement explaining how your project will not be detrimental to the public health, safety, 
convenience and welfare. If applicable, provide information on any benefits that your project will provide 
to the general public. 
The project will be designed and constructed in accordance with all applicable State and City codes.  It 
is low impact in terms of water, sewer and traffic demand and will allow for increased stormwater 
detention to in the ponds to the south. 
 
7. Will not result in material damage or prejudice to other property in the vicinity, as a result of proposed 
mitigation measures. 
Provide a statement explaining how your project will not result in material damage or prejudice to other 
property in the vicinity. 
The project will provide no material damage to adjacent properties and will serve as a buffer between 
the residential uses to the north and public works facilities to the east. 
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SIERRA TAHOE RV & BOAT STORAGE LLC 
892 Southwood Blvd 

Incline Village, NV 89451 
 
 
DATE:  May 22, 2019 
 
APPLICATION:   SUP-19-083  
 
APPLICANT/OWNER:  Sierra Tahoe RV & Boat Storage LLC 
 
AGENT:  Monte Vista Consulting, LTD 
                                                                                                                                                                  
PROJECT APN/ADDRESS:  010-041-76/Butti Way and east side of Airport Road 
 
PLANNING COMMISSION MEETING DATE:  June 26, 2019 
 
RE: Include text in the submission that the policies of the Specific Plan and Development 
Agreement have been reviewed and that this proposal has incorporated these 
requirements and is in compliance. 
 
The policies of the Lompa Ranch North Specific Plan (SPA) and the Lompa Ranch 
Development Agreement (Ordinance No. 2017-25) have been reviewed and this proposal 
incorporates those requirements into the plan.  The proposed development is in 
compliance with these governing documents in every respect.   
 
The Development Agreement states that “the development of the plan area will be in 
compliance with the architectural and design standards incorporated into the Handbook.” 
(DA Section 1).   The SPA along with the phasing plan are referenced as the Handbook. 
 
Section 2.1 of the SPA (i.e. Handbook) deal with commercial uses.  The proposed 
development complies with the Site Planning Standards discussed in section 2.1.1 by 
placing the lone building in the development in a way to create visual interest along the 
public street.  The other requirements related to grading (section 2.1.2), parking (section 
2.1.3), landscaping (2.1.4), lighting (2.1.5), signs (2.1.6), fencing (2.1.7), and trash (2.1.8) 
have been reviewed and incorporated into the design and is in compliance.  Furthermore, 
the architecture of the building is designed to complement the intended residential design 
per section 2.4.3 to 2.4.6. 
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Carson City , NV January 29, 2019

Property Information
Property ID 01004176
Location BUTTI WY
Owner TERRASAS & TRIPP LLC
Acres 7.28

MAP FOR REFERENCE ONLY 
NOT A LEGAL DOCUMENT

Carson City , NV makes no claims and no warranties,
expressed or implied, concerning the validity or
accuracy of the GIS data presented on this map.

Geometry updated 11/17/2018
Data updated 11/17/2018

1" = 105 ft
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Carson City , NV January 29, 2019

Property Information
Property ID 01004176
Location BUTTI WY
Owner TERRASAS & TRIPP LLC
Acres 7.28

MAP FOR REFERENCE ONLY 
NOT A LEGAL DOCUMENT

Carson City , NV makes no claims and no warranties,
expressed or implied, concerning the validity or
accuracy of the GIS data presented on this map.

Geometry updated 11/17/2018
Data updated 11/17/2018

1" = 105 ft
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Carson City , NV March 27, 2019

Lompa Fault Line

Property Information

Property ID 01004176
Location BUTTI WY
Owner SIERRA TAHOE RV & BOAT STORAGE
Acres 7.28

MAP FOR REFERENCE ONLY 
NOT A LEGAL DOCUMENT

Carson City , NV makes no claims and no warranties,
expressed or implied, concerning the validity or accuracy of
the GIS data presented on this map.

Geometry updated 11/17/2018
Data updated 11/17/2018

1" = 180 ft
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BAJA CONSTRUCTION INC. RV COVER NON SOLAR 60 DEGREES 

*REVIEW BAJA PROPOSAL TO CONFIRM WHAT WILL BE INCLUDED ON THIS PROJECT*

3D RV LAYOUT (60 DEGREES)
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5/15/2019 Secured Tax Inquiry Detail

www.ccapps.org/cgi-bin/tcw100p?CGIOption=Detail&Parcel=1004176 1/1

Treasurer Home Assessor Data Inquiry Back to Last Page

Secured Tax Inquiry Detail for Parcel #  010-041-76

 
Property Location:

 Billed to:

 
BUTTI WY

 TERRASAS & TRIPP LLC
 250 GREG ST

 SPARKS, NV 89431-0000
 

Tax Year:
 Roll #:
 District:
 Tax Service:
   Land Use Code:

2018-19
 017689

 2.4
  

160

 
 
 
 
  Code Table

Current Owner: SIERRA TAHOE RV & BOAT STORAGE
 892 SOUTHWOOD BLVD

 INCLINE VILLAGE, NV 89451-0000
 Outstanding Taxes:  

Prior Year                            Tax    Penalty/Interest                  Total         Amount Paid            Total Due   
 
 
 
Current Year No Taxes Owing
08/20/18  3,005.29      3,005.29  3,005.29  .00      
10/01/18  3,003.00      3,003.00  3,003.00  .00      
01/07/19  3,003.00      3,003.00  3,003.00  .00      
03/04/19  3,003.00      3,003.00  3,003.00  .00      

Totals: 12,014.29  .00  12,014.29  12,014.29    
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  
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775.636.7905  |  575 E. Plumb Lane, Suite 101, Reno, NV 89502  | montevistaconsulting.com 

Carson City 
Community Development Department 
108 E. Proctor Street 
Carson City, NV 89701                   December 18, 2020 
 
RE: Sierra Tahoe RV & Boat Storage – Traffic Letter 
 
The  Sierra  Tahoe  RV  &  Boat  Storage  is  located  on  Airport  Road  (APN:  010‐041‐76).    The  site  is  currently 
undeveloped and is part of the Lompa Ranch Development.  The developed site will include the construction 
of a ±1,000 s.f. managers office, ±54,400 s.f. (±300 units) of enclosed personal storage, covered storage spaces 
for ±180 recreational vehicles and a sanitary waste dump station.  The ITE Trip Generation Manual does not 
have a parking rate for RV & Boat Storage so the Mini‐Warehouse (151) rate has been utilized to analyze the 
full  site  which  is  believed  to  be  a  conservative  estimate.    Based  on  the  proposed  unit  count  the  ITE  Trip 
Generation Manual (9th Edition) the project will generate 120 daily trips with a peak of 10 trips in both the AM 
and PM periods  falling below Carson City’s  threshold  for  a  full  traffic  study. No additional  traffic  study has 
been performed. 
 
Please contact Monte Vista Consulting if you have any questions or if there is anything else I can help with. 
  
  Sincerely, 
  Monte Vista Consulting 
 
 
 
 
  Michael Vicks, P.E. 
  Principal 

December 18, 2020
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775.636.7905  |  575 E. Plumb Lane, Suite 101, Reno, NV 89502  | montevistaconsulting.com 

Carson City 
Community Development Department 
108 E. Proctor Street 
Carson City, NV 89701                 December 18, 2020 
 
RE: Sierra Tahoe RV & Boat Storage – Parking Justification Letter 
 
The Sierra Tahoe RV & Boat Storage is located on Airport Road (APN: 010‐041‐76).  The site is currently 
undeveloped  and  is  part  of  the  Lompa  Ranch  Development.    The  developed  site  will  include  the 
construction of a ±1,000 s.f. managers office, ±54,400 s.f.  (±300 units) of enclosed personal  storage, 
covered  storage  spaces  for  ±180  recreational  vehicles  and  a  sanitary  waste  dump  station.    The  ITE 
Parking Generation Manual does not have a parking rate for RV & Boat Storage so the Mini‐Warehouse 
(151)  rate has been utilized  to  analyze  the  full  site which  is  believed  to be  a  conservative estimate.  
Based  on  the  proposed  unit  count  the  ITE  Parking  Generation Manual  (4th  Edition)  the  project  will 
require 3 spaces. The proposed project will include 7 parking spaces and will also have oversized drive 
isles which would allow  for additional  temporary parking  in  the drive  isles  if  required. No additional 
parking  study  has  been  performed.    Based  on  similar  operations,  the  proposed  site  layout  provides 
more than adequate parking. 
 
Please contact Monte Vista Consulting if you have any questions or if there is anything else I can help 
with. 
  
  Sincerely, 
  Monte Vista Consulting 
 
 
 
 
  Michael Vicks, P.E. 
  Principal 

December 18, 2020
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775.636.7905  |  575 E. Plumb Lane, Suite 101, Reno, NV 89502  |  montevistaconsulting.com 

Carson City 
Community Development Department 
108 E. Proctor Street 
Carson City, NV 89701                 December 18, 2020 
 
RE: Sierra Tahoe RV & Boat Storage – Sanitary Sewer Letter 
 
The Sierra Tahoe RV & Boat Storage is located on Airport Road (APN: 010‐041‐76).  The site is currently 
undeveloped  and  is  part  of  the  Lompa  Ranch  Development.    The  developed  site  will  include  the 
construction of a ±1,000 s.f. managers office, ±54,400 s.f.  (±300 units) of enclosed personal  storage, 
covered storage spaces for ±180 recreational vehicles and a sanitary waste dump station which will be 
restricted use for tenant use only.  No sanitary sewer infrastructure is extended to the site, however, a 
main interceptor does run along the western boundary of the property.    In order to provide sanitary 
sewer service, a new lateral will be connected to the interceptor main west of the site and extended to 
the onsite office and RV dump station.  The threshold for a full sanitary sewer report is 200 drainage 
fixture units daily (5,000 gallons).  The office will have two bathrooms which will equate to ±10 fixture 
units.  Based  on  discussions  with  Carson  City  Development  Engineering,  the  average  usage  over  a 
summer month would be utilized in determining the approximate peak contribution.  The owners have 
reached out  to  several  other  facilities with  a  similar  business model  and  estimated  that  they would 
anticipate 5.0 sewer dumps per day and a similar usage for the wash bay.  Considering the average RV 
has  a  capacity  of  100  gallons  or  less  of  waste  water,  it  is  estimated  that  the  project  is  likely  to 
contribute  less  than 500 gallons  (25  fixture units) of waste water  to  the sanitary sewer  system daily 
during summer months.  No additional analysis of the existing offsite sanitary sewer system has been 
completed. 
 
Please contact Monte Vista Consulting if you have any questions or if there is anything else we can help 
with. 
  
  Sincerely, 
  Monte Vista Consulting 
 
 
 
  Michael Vicks, P.E. 
  Principal 

December 18, 2020
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Carson City 
Community Development Department 
108 E. Proctor Street 
Carson City, NV 89701                 December 18, 2020 
 
RE: Sierra Tahoe RV & Boat Storage – Drainage Letter 
 
The Sierra Tahoe RV & Boat Storage is located on Airport Road (APN: 010‐041‐76).  The site is currently 
undeveloped  and  is  part  of  the  Lompa  Ranch  Development.    The  developed  site  will  include  the 
construction of a ±1,000 s.f. managers office, ±54,400 s.f.  (±300 units) of enclosed personal  storage, 
covered storage spaces for ±180 recreational vehicles and a sanitary waste dump station.   The site is 
located adjacent to community detention ponds which are directly to the south and west of the site.  
Portions of the development are located in FEMA flood Zone AE.  Those portions of the project will be 
elevated in a manner to bring them out of the flood plain and will be officially removed from the flood 
plain with a LOMA prior to Certificate of Occupancy. 
 
Based on the  findings of  the Major Project Review and subsequent meetings with Carson City Public 
Works,  it  has been determined no additional onsite detention will  be  required  for  the development 
and  it  can  drain  directly  into  the  ponds  to  the  south.    The  development  will  increase  impervious 
coverage  by  approximately  237,800  s.f.  (5.46  acres).    Utilizing  the  Rational  Method  the  increased 
impervious area results in anticipated additional site contributions to the adjacent detention facilities 
of: 

 
5‐Year Storm Event = 7.65 cfs 

100‐Year Storm Event = 14.78 cfs 
 
This flow will be treated through a rock lined swale prior to entering the ponds, however little 
infiltration is anticipated.  In order expand the available storage in the adjacent ponds, the grading of 
the site has been modified to allow for deeper cuts on the adjacent property which is owned by Carson 
City.   
 
Please contact Monte Vista Consulting if you have any questions or if there is anything else we can help 
with. 
  
  Sincerely, 
  Monte Vista Consulting 
 
 
 
 
  Michael Vicks, P.E. 
  Principal 

December 18, 2020
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FEASIBILITY GEOTECHNICAL INVESTIGATION                                 
LOMPA RANCH BOAT AND RV STORAGE PROJECT 

APN 010-041-76  

Butti Way 

Carson City, Nevada  
 

 

1.0 PURPOSE AND SCOPE 

 

This report presents the results of Resource Concepts Inc. (RCI) Feasibility Site Geotechnical 
Investigation for the proposes Lompa Ranch and RV Storage Project.  The subject parcels are 
identified by the Carson City County Assessor as APN 010-041-76. The proposed development area 
totals approximately 7.25 acres located on Butti Way in Carson County, Nevada.  It is our 
understanding that the parcel will have vehicle access  from Butti Way as shown on the Vicinity Map, 
Figure 1. The topography of the site can be generally characterized as flat lying with gentle to 
moderate slopes to the south and west. The property has an average elevation of approximately 
4630 feet. The preliminary layout of the proposed development is presented on Figure 2, the project 
Site Plan. 

For the preparation of this report, we reviewed the following documents: 

 BAJA Construction Company Inc., Prelilminary Site Plan, RV Enclosed and Canopy January 17, 
2017 

 Black Eagle Consultants Inc., Geotechnical Investigation, (July 2005), Carson City Freeway, 
Phase 2A. 

 Geocon Consultants Inc., (October 2010), Robinson Transmission Main Geotechnical 
Investigation.  

 Katzer, T. (1980), Carson City Quadrangle, General Groundwater Map, Nevada Bureau of 
Mines and Geology, Scale 1:24,000. 

 Katzer, T. and Schroer, C.V (1981), Carson City Quadrangle, Flood and Related Debris Flow 
Hazards Map, Nevada Bureau of Mines and Geology, Scale 1:24,000. 

 Natural Resources Conservation Service Website, Soil Survey of Carson City Area, Nevada, 
(http://websoilsurvey.sc.egov.usda.gov/App/HomePage.htm).  
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 Resource Concepts Inc., Geotechnical Investigation for the Carson City Animal Shelter, Butti 
Way, Carson City, Nevada, January 20, 2015 

 Trexler, D.T. (1977), Carson City Folio Geologic Map, Nevada Bureau of Mines and Geology, 
Carson City 7.5’ Minute Quadrangle, Nevada, Scale 1:24,000. 

 Trexler, D.T. and Bell, J.W., (1979), Carson City Quadrangle, Earthquake Hazards Map, 
Nevada Bureau of Mines and Geology, Scale 1:24,000. 

RCI’s scope of work consisted of a limited field investigation and summarizing published information 
regarding soil conditions, geologic hazards, and site geology. The published NRCS soils information 
included in our site review only extends to five feet below the surface. Our limited field investigation 
included a limited number of exploration test pits accross the site to provide additional confidence in 
the reliability of the published soil information and to extend the soils information depth to 
approximatly 10 feet for consideration of footing bearing and settlement concerns and utility 
installation criteria.   
 
Resource Concepts, Inc. (RCI) performed the following scope of geotechnical services: 
 

 Observed the excavation of five exploratory test pits (TP-1 through TP-5) at the site. The test 
pits were excavated using a Cat Backhoe equipped with a 24-inch bucket to depths of 
approximately ten feet below the existing ground surface (bgs). The approximate locations of 
the exploratory test pits are depicted on the Site Plan, Figure 2. 

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

 Obtained bulk samples from the test pits. Logs of the exploratory test pits and other details 
of the field investigation are included in Appendix A.  

 Submitted selected soil samples for geotechnical laboratory testing.  

2.0 REGIONAL GEOLOGY 

 

The geology of the site is referenced from Carson City Folio Geologic Map (Trexler, 1977). Carson City 
lies within a large fault bounded valley referred to as Eagle Valley. The valley area is typical of the 
western edge of the Great Basin geomorphic province. The geologic map indicates the project site 
area is predominantly underlain by Quaternary alluvial plain deposits. These 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. 

Intrusive and extrusive igneous rocks form the mountains that surround the valleys in the Carson City 
region. These mountains provide the source for sediments that form the alluvial deposits underlying 
the valley and that form the modern alluvial fans that ring the valleys. The geology of the site and 
surrounding areas is depicted on the Geology Map, Figure 3.  
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3.0 SOIL CONDITIONS 

 
The soil conditions observed in the five exploratory test pits excavated at the site are relatively 
consistent with the Natural Resources Conservation Service (NRCS) mapping and related data. The 
NRCS data is limited to the top five feet of soil. The soil units mapped by NRCS on the site are shown 
on the Soil Map, Figure 4. The soils observed in our test pits to a depth of five feet bgs consist of 
alluvial deposits of loose to medium dense, moist to wet, interbedded poorly graded sand (SP), Silty 
Sand (SM) and clayey sand (SC). Soils observed and sampled in the five test pits from approximately 
five to eleven feet below ground surface (bgs) consisted of loose to medium dense, moist to wet, 
poorly to well graded, Silty Sand with gravel (SM, SM-SW and SP-SM).  Test results on representative 
samples are attached in Appendix A. 

4.0 GROUNDWATER CONDITIONS 

 
At the time of our investigation, March, 2017, Carson City has experienced a record amount 
precipitation. Precipatation records indicate over 25 inches since October 1, 2016 which is almost 
double the yearly average. Our field measurements are likely to reflect the approximate high 
groundwater level on the site. During the spring melting period these levels may be anticipated to 
continue to rise by a foot or more. 

Groundwater depth in two of our five test pits (TP-01 and TP-02) ranged from 8 to 10 feet. The 
groundwater in this interval is contained in medium to coarse grained sand aquifers. Review of the 
General Groundwater Map of the Carson City Quadrangle indicates permanent groundwater levels of 
20 to 30 feet below existing grade for the May to June 1976 period.  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 the Carson River.   

5.0 GEOLOGIC HAZARDS 

 
Faulting 

The project site as all of Carson City is located near active faults which are considered capable of 
producing significant ground motions due to seismic events. Based on the Nevada Bureau of Mines 
and Geology and the USGS Quaternary Fault Fold Database, there are no known active faults 
(Holocene-age, exhibiting displacement within the last 11,000 years) crossing the subject site. 
Therefore the risk of fault ground rupture at the site is considered low.  

A single fault is mapped across the west site of the site.  The mapped fault is considered older than 
would be considered active for the proposed development. Unoccupied projects such as proposed 
are recommend uses in areas subject to potential ground ruptures and therefore we do not 
recommend a site specific investigation.  The Fault Map, Figure 5 is attached showing the distribution 
of faults in the vicinity of the site and the Carson City area.  

 

Seismic Hazard Analysis 

The Nevada Bureau of Mines has evaluated faulting along the Carson Range and Geology to be 
capable of producing earthquake Richter Magnitudes of approximately 7.3 with peak ground 
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accelerations of approximately 2.0g. These values are 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. 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. For preliminary design and cost estimations 
an IBC Site Class of “D”or stiff soil should be employed. Final design should be bassed on a site 
specific geotechnical investigation.  

 

Liquefaction 

No specific investigation for the possibility of liquefaction at the site was performed. Liquefaction of 
granular soils can be caused by strong vibratory motion due to earthquakes. 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.  

Mapping by the Nevada Bureau of Mines and Geology shows the site to be in an area of moderate 
severity of shaking where groundwater is generally greater than ten feet below the surface. Areas 
such as this may be susceptible to liquefaction due to strong shaking caused by large seismic events.  

We know of no residential or commercial buildings in this portion of Carson City to have deep 
foundations due to liquefaction concerns. To our knowledge the buildings surrounding the site are 
built on conventional shallow foundations. 

 
Flooding and Debris Flow 

Review of the FIRM map 320001011G issued on December 22, 2016 indicates that the site is bound 
by areas within the 0.2 percent annual chance of flooding. The site itself is listed on the FIRM map as 
an area of minimal flooding. The scope of our work does not include any evaluation or validity of the 
map. The owner will need to further evaluate the site conditions and determine if the project will 
need to have additional design or drainage requirements for the project. 

 

5.0 CONCLUSIONS AND RECOMMENDATIONS 

 

General 

Based on the results of our preliminary investigation, site soils are generally granular, cohesionless 
varieties and are well suited for the support of the type of commercial structures we would 
anticipate being constructed on the site. A thin (< 1 foot) clay layer was identified on the upper 
portion of the site. This soils should be avoided for direct support of foundations or pavements. Due 
to the general location and thickness of the clay layer, it will likely be largely removed during clearing 
and grubbing as well as mass grading of the site. We anticipate that to level the site approximately 
one to three feet of cut is likely.  Deposition of the clay materials in the lower portions of fills or 
outside of building areas is an effective means of mitigation.  

The only potential geologic hazard identified on the site is liquefaction which should be further 
addressed by a site specific geotechnical investigation.  Liquefaction hazards are common in the 

67



  
  
Resource Concepts Inc.   6 

Carson City area on low lying sites. Determination of the liquefaction potential and the need for any 
mitigation can be determined through drilling and subsequent routine geotechnical analyses.  

 

Site Grading 

Site grading should be able to be accomplished with moderate size equipment suitable for handling 
medium dense to dense sandy soils.  

Earthwork operations should be observed and compacted fill tested for density. All fill placed within 
the structural areas should meet the structural fill requirements of the most recent edition of the 
Standard Specification for Public Works.  

Attached to this report is a sample grading specification which is intended for planning and cost 
estimating purposes only. Specific grading recommendations should be developed as part of a site 
specific geotechnical investigation. 

Preliminary Foundation Design Criteria 

Conventional foundations are likely to consist of continuous perimeter spread footings and or 
column footings. Frost depth in Carson City is 24 inches below adjacent exterior grade. For 
preliminary cost estimates the IBC presumptive bearing capacity of 1,500 psf with lateral bearing of 
150 psf/ft below natural grade and a coefficient of friction of 0.25 are recommended. A site specific 
investigation in our opinion may result in some increase to these values.  

Slabs on Grade and Pavements 

Site soils, except clay soils as noted above, are well suited to the support of slab on grade and flexible 
pavement construction. It should be noted that placement conditions of concrete are often adverse 
due to the dry climate, propenstity for winds and hot and cold seasons. Mitigations measures have 
been developed by local contractors but caution should be used especially if using contractors from 
outside of the area.  Due to freeze thaw extremes at the elevation of Carson City, exterior concrete 
should be air entrained, as is required in the Standard Specifications for Public Works Construction, 
with from 4.5% to 7.0% entrained air content. The water cement ratio for all exterior concrete should 
be 0.45 or less.  A mid-range plasticizer is commonly used 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 (ACI) recommendations for concrete placed in areas 
subject to freeze-thaw environments.  

6.0 LIMITATIONS AND UNIFORMITY OF CONDITIONS 

 

The recommendations of this report pertain only to the limits of the site as identified on the Site Plan 
and are based upon the assumption that the soil conditions do not significantly deviate from those 
disclosed in the investigation. This report is not intended to take the place of a design specific 
geotechnical investigation for the project area. The evaluation or identification of the potential 
presence of hazardous or corrosive materials was not part of the scope of services provided by RCI. 

 
The findings of this report are valid as of the present date. However, changes in the conditions of a 
property can occur with the passage of time, whether they be due to natural processes or the works 
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of man on this or adjacent properties. In addition, 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 wholly or partially by changes outside our control. 
Therefore, this report is subject to review and should not be relied upon after a period of three years 
or after the acceptance of a newer version of the building code by Carson City. 
 
Our professional services were performed, our findings obtained, and our recommendations 
prepared in accordance with generally accepted geotechnical engineering principles and practices 
used in Carson City, Nevada in March of 2017. This warranty is in lieu of all other warranties, either 
expressed or implied. 
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          Qal-  Alluvial Plain Deposits                                              -------  INFERRED FAULT LOCATION 

          Ts-    Sedimentary Rocks 
          Jb-    Metavolcanic Breccia  
            
          Map Reference: Nevada Bureau of Mines and Geology, 1977 
           U.S. Geological Survey, New Empire 7 ½‘ quadrangle 
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Map Unit Symbol Map Unit Name 

50 Orizaba Loam, Saline-Alkali 
38 Kimmerling Silty Clay Loam 
22 Greenbrae Fine Sandy Loam 

                                        Map Reference: Natural Resources Conservation Service Website, Soil Survey of Carson City Area 
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 FIGURE 4 SOILS MAP 
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 FIGURE 5 FAULT MAP 
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Field Investigation and Laboratory Tests Results 
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4622.7

4620.7

4619.8

4615.5

MC = 9%
Fines = 22%

MC = 9%
Fines = 13%

2.3

4.3

5.2

9.5

SILTY SAND (SM)- Dark Yellowish Brown, Moist, Loose

SILTY SAND (SM)- Dark Yellowish Brown, Moist, Medium Dense

SILTY SAND (SM) Weakly Cemented Caliche Layer- Dark Yellowish Brown, Slightly Moist,
Medium Dense, Mottling Apparent

POORLY GRADED SAND with Gravel (SP)- Brown, Moist to Saturated, Loose

Bottom of test pit at 9.5 feet.

NOTES

GROUND ELEVATION 4625 ft

LOGGED BY GL

EXCAVATION METHOD Backhoe

EXCAVATION CONTRACTOR Armac GROUND WATER LEVELS:

CHECKED BY GL

DATE STARTED 3/7/17 COMPLETED 3/7/17

AT TIME OF EXCAVATION 8.00 ft / Elev 4617.00 ft

AT END OF EXCAVATION ---

AFTER EXCAVATION ---

TEST PIT SIZE  inches
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4635.0

4633.6

4632.0

4628.6

4627.0

4625.6

MC = 14%
Fines = 6%

1.0

2.4

4.0

7.4

9.0

10.4

SILTY SAND with Fine Sand (SM)- Dark Brown, Moist, Loose

SILTY SAND (SM)- Yellowish Brown, Moist, Medium Dense

SANDY SILT (ML)- Gray, Moist, Medium Dense

SILTY SAND with Fine to Coarse Sand (SM)- Grayish Brown, Moist, Loose to Medium Dense

SILTY SAND (SM)- Grayish Brown, Moist, Medium Dense

POORLY GRADED SAND with Fine Sand (SP)- Yellowish Brown, Moist to Saturated, Medium
Dense, Strong Mottling Apparent

Bottom of test pit at 10.4 feet.

NOTES

GROUND ELEVATION 4636 ft

LOGGED BY GL

EXCAVATION METHOD Backhoe

EXCAVATION CONTRACTOR Armac GROUND WATER LEVELS:

CHECKED BY GL

DATE STARTED 3/7/17 COMPLETED 3/7/17

AT TIME OF EXCAVATION 9.80 ft / Elev 4626.20 ft

AT END OF EXCAVATION ---

AFTER EXCAVATION ---

TEST PIT SIZE  inches
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4634.6

4633.6

4632.5

4631.5

4628.3

4624.0

MC = 18%
LL = 35
PL = 21

Fines = 45%

MC = 4%
Fines = 1%

0.4

1.4

2.5

3.5

6.7

11.0

SILTY SAND with Rootlets (SM)- Dark Brown, Moist, Loose

CLAYEY SAND (SC)- Dark Yellowish Brown, Wet, Stiff

CLAYEY SAND (SC)- Dark Yellowish Brown, Moist, Medium Dense

SILTY SAND (SM)- Dark Yellowish Brown, Moist, Medium Dense

POORLY GRADED SAND (SP)- Brown, Moist, Loose, Mottling Apparent

POORLY GRADED SAND (SP)- Brown, Moist, Loose, Strong Mottling Apparent

Bottom of test pit at 11.0 feet.

NOTES

GROUND ELEVATION 4635 ft

LOGGED BY GL

EXCAVATION METHOD Backhoe

EXCAVATION CONTRACTOR Armac GROUND WATER LEVELS:

CHECKED BY GL

DATE STARTED 3/7/17 COMPLETED 3/7/17

AT TIME OF EXCAVATION ---

AT END OF EXCAVATION ---

AFTER EXCAVATION ---

TEST PIT SIZE  inches
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TEST PIT NUMBER TP-03

CLIENT Terrasas and Tripp

PROJECT NUMBER 16-302.1

PROJECT NAME Lompa Ranch Mini Storage Project

PROJECT LOCATION Carson City Nevada
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4634.7

4634.2

4631.9

4631.0

4624.4

0.3

0.8

3.1

4.0

10.6

SILTY SAND with Rootlets (SM)- Dark Brown, Moist, Loose
CLAYEY SAND (SC)- Dark Yellowish Brown, Moist, Loose

SILTY SAND (SM)- Gray, Moist, Medium Dense

SILTY SAND with Fine Sand (SM)- Gray, Moist, Medium Dense

POORLY GRADED SAND with Gravel (SP)- Grayish Brown, Moist, Loose to Medium Dense

Bottom of test pit at 10.6 feet.

NOTES

GROUND ELEVATION 4635 ft

LOGGED BY GL

EXCAVATION METHOD Backhoe

EXCAVATION CONTRACTOR Armac GROUND WATER LEVELS:

CHECKED BY GL

DATE STARTED 3/7/17 COMPLETED 3/7/17

AT TIME OF EXCAVATION ---

AT END OF EXCAVATION ---

AFTER EXCAVATION ---

TEST PIT SIZE  inches
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TEST PIT NUMBER TP-04

CLIENT Terrasas and Tripp

PROJECT NUMBER 16-302.1

PROJECT NAME Lompa Ranch Mini Storage Project

PROJECT LOCATION Carson City Nevada
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4633.4

4633.0

4631.2

4624.5

MC = 16%
Fines = 38%

1.6

2.0

3.8

10.5

SILTY SAND (SM)- Dark Brown, Wet, Loose

CLAYEY SAND with Fine Sand (SC)- Gray, Moist, Loose

CLAYEY SAND (SC)- Dark Yellowish Brown, Moist, Medium Dense

SILTY SAND with Gravel (SM)- Reddish Brown, Moist, Medium Dense, Mottling Apparent

Bottom of test pit at 10.5 feet.

NOTES

GROUND ELEVATION 4635 ft

LOGGED BY GL

EXCAVATION METHOD Backhoe

EXCAVATION CONTRACTOR Armac GROUND WATER LEVELS:

CHECKED BY GL

DATE STARTED 3/7/17 COMPLETED 3/7/17

AT TIME OF EXCAVATION ---

AT END OF EXCAVATION ---

AFTER EXCAVATION ---

TEST PIT SIZE  inches
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TEST PIT NUMBER TP-05

CLIENT Terrasas and Tripp

PROJECT NUMBER 16-302.1

PROJECT NAME Lompa Ranch Mini Storage Project

PROJECT LOCATION Carson City Nevada
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GRAIN SIZE IN MILLIMETERS
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SILTY SAND with Gravel (SM)
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PROJECT NAME Lompa Ranch Mini Storage Project

PROJECT LOCATION Carson City Nevada

G
R

A
IN

 S
IZ

E
 -

 G
IN

T
 S

T
D

 U
S

 L
A

B
.G

D
T

 -
 3

/1
0

/1
7 

0
9:

09
 -

 N
:\2

 D
A

V
E

'S
 W

O
R

K
IN

G
 F

IL
E

S
\G

E
O

T
E

C
H

 P
R

O
JE

C
T

S
\1

6-
30

2.
1 

L
O

M
P

A
 M

IN
I-

S
T

O
R

A
G

E
 T

E
R

R
A

S
S

-T
R

IP
P

\L
A

M
P

A
 R

A
N

C
H

 M
IN

I S
T

O
R

A
G

E
 P

R
O

JE
C

T
.G

P
J

Resource Concepts, Inc.
4010 Technology Way
Carson City, Nevada 89703
775-883-1600

82



0

10

20

30

40

50

60

0 20 40 60 80 100

TP-03

ML

CL

MH

CH

45   

CL-ML

P
L
A
S
T
I
C
I
T
Y

I
N
D
E
X

LIQUID LIMIT

1.0
Fines Classification

35 21 CLAYEY SAND (SC)
LL PL PI

14

ATTERBERG LIMITS' RESULTS

TEST PIT DEPTH

CLIENT Terrasas and Tripp

PROJECT NUMBER 16-302.1

PROJECT NAME Lompa Ranch Mini Storage Project

PROJECT LOCATION Carson City Nevada
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SAMPLE EARTHWORK SPECIFICATION 

SAMPLE EARTHWORK SPECIFICATIONS 
General 

The geotechnical report is available to bidders as a general guide to project and site conditions. The 
geotechnical report is not a part of the contract documents and is not a warranty as to site conditions. Bidders 
are encouraged to pothole the site as changes in site conditions between exploration points or due to weather 
or man- made influences can impact the site. Access to the site to perform independent evaluations should 
be provide upon reasonable request. Contract documents should address access and independent evaluations 
as to site conditions at the time of bidding. 

The specifications for earthwork, flatwork and pavements should conform to the Standard Specifications 
for Public Works Construction (the “Orange Book”) except as modified herein or as specified in the contract 
documents (including drawings).   

 

 

1.1 Soil Handling and Excavation Characteristics  

1.1.1 In our opinion, grading and excavations may/may not be accomplished with light to moderate 
effort with conventional heavy-duty grading/excavation equipment. Excavations in native soils 
are/are not anticipated to generate significant quantities of oversized material (greater than six 
inches in dimension) that would require special handling or exporting from the site.  

1.1.2 Excavated native soils generated from cut operations at the site are/are not anticipated to be 
suitable for re-use as engineered fill.  

1.1.3 Imported structural fill material may be necessary. If needed, imported materials should meet the 
Standard Specifications for Public Works specifications (304.03). Structural fill is defined herein 
as all fill placed within two feet of foundations and all fill placed beneath pavement sections. Import 
structural fill material should be sampled and approved by us prior to its transportation to the site. 

1.1.4 Temporary excavations, such as utility trench sidewalls excavated within undisturbed, unsaturated 
native soils or structural fill should remain near-vertical to depths of XX feet. Some minor 
sloughing should be expected within some of cleaner sand lenses or during periods of high 
precipitation. Native soils within XX feet of the existing surface should be considered Type X by 
OSHA Standards. 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. 
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SAMPLE EARTHWORK SPECIFICATION 

1.2 Grading – General, Site Preparation 

1.2.1 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. Soil handling 
and grading requirements can be discussed at that time. Earthwork operations should be observed 
and compacted fill tested by our representative. 

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

1.2.3 Site preparation should begin with the removal of vegetation and debris if any. The depth of 
removal should be such that material exposed in the cut areas or soils to be used as fill is relatively 
free of organic matter. This will likely result in removal depths ranging from approximately XX 

inches, depending on location. Material generated during stripping should be disposed of as 
directed by the Engineer. 

1.2.4 During or immediately following wet weather, the near-surface soil may deflect or pump under 
heavy equipment loads. Yielding soil conditions can typically be stabilized using one of the 
methods listed below. However, soil conditions and mitigation methods should be reviewed and 
approved by us when encountered. 

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

 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 us is crucial for expedient and appropriate mitigation. 

1.3 Grading – Building Pad Preparation 

1.3.1 For the purposes of this report, structural building pad areas should be considered areas extending 
a minimum of XX feet beyond the outside dimensions of the building or any foundation element. 

1.3.2 Cut surfaces should be scarifed at least X inches and compacted to XX % of maximum dry density.  

1.3.3 Areas to receive fill should be prepared as described above for cut surfaces. Fill should be place 
in X inch lifts, moisture conditioned to within XX% of optimum moisture content and compacted 
to a minimum of XX% of maximum dry density.  

1.4 Grading – Underground Utilities 

1.4.1 Underground utility trenches within structural areas (building pads, parking lots, and streets) 
should be backfilled with properly compacted material. The material excavated from the trenches 
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SAMPLE EARTHWORK SPECIFICATION 

will/will not be adequate for on-site use as backfill provided it does/does not contain deleterious 
matter, vegetation or rock larger than six inches in maximum dimension. 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. 

1.4.2 Site soils will/will not be suitable for utility trench pipe bedding. Importation of bedding materials 
should be planned for accordingly. 

1.4.3 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 compacted in 6 inch maximum lifts.  

1.5 Grading – Pavement and Flatwork Areas 

1.5.1 In pavement and flatwork subgrade areas the subgrade (whether fill or undisturbed native soil) 
should be scarified to a depth of 8 to 10 inches and moisture conditioned at or near optimum 
moisture content. The upper 6 inches of pavement subgrade soils should be compacted to a 
minimum of 90% relative compaction at or near optimum moisture content. If the compacted 
surface becomes dry and loose after it has been tested for compaction, it should be moisture 
conditioned and lightly compacted to a firm surface prior to the placement of additional fill or 
aggregate base. 

1.5.2 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.  

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

1.6 Slabs-on-Grade 

1.6.1 Earthwork below conventional concrete slab-on-grade floors should be prepared as 
recommended for cuts or fills in building pad areas. A vapor barrier should be provided consisting 
of a minimum of 10 mil polyethylene material of other approved material. The vapor barrier 
should be lapped and sealed in accordance with the manufacturer’s recommendations.  At a 
minimum, joint laps should be at least six inches in width. In any case, care should be taken to 
avoid any disturbance or rupture to the vapor barrier measures throughout the construction 
process. 

1.6.2 Slabs should be underlain by a minimum of X 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. 
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1.6.3 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 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 our representative at least 48 
hours before concrete placement.  

1.6.4 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.   

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

1.6.6 All exterior concrete should be air entrained with 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.  

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

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 
ACI and Portland Concrete Association (PCA) recommendations including those for low humidity and 
wind, if applicable, should be incorporated into project construction practices.   

1.7 Flexible Pavements 

1.7.1 Earthwork below conventional flexible pavements should be prepared as recommended for cuts or 
fills in building pad areas.  Aggregate base should consist of Type 2 Class B and be compacted to 
95% of maximum dry density.  
 

1.7.2 Asphalt concrete should conform Section 320.02 of the Standard Specifications for Public Works 
Construction ("Orange Book”). We recommend that the asphalt consist of polymerized oil type 
PG64-28NV as it substantially reduces maintenance and extends pavement life in our experience. 
 

1.7.3 The asphalt concrete should consist of Type II or Type III of Section 200.02.02 of the Standard 
Specifications for Public Works Construction ("Orange Book”). 

87



 

SAMPLE EARTHWORK SPECIFICATION 

1.8 Site Drainage 

1.8.1 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.  

1.8.2 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.  
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