
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF DECEMBER 15, 2021 
 
FILE NO:  SUB-2021-0399 AGENDA ITEM: 6.A 
 
STAFF CONTACT: Heather Manzo, Associate Planner 
  
AGENDA TITLE: For Possible Action:  Discussion and possible action regarding a request for a 
tentative subdivision map for a common open space development, known as East Robinson 
Street and North Saliman Road – Blackstone Ranch North, to create 137 single family residential 
lots on a ±41.07 acre portion of a ±78.81 acre site within the Lompa Ranch North Specific Plan 
Area (“SPA”) on property zoned Multi-Family Duplex (“MFD”), Multi-Family Apartment (“MFA”), 
and General Commercial (“GC”), located west of Interstate 580, north and east of Robinson 
Street, and south of East William Street, APNs 010-041-39 and 010-041-52  
(hmanzo@carson.org) 
 
Summary:  The applicant is requesting to subdivide a ±41.07 acre site into 137 single family 
residential lots with a minimum lot size of 3,500 square feet and a maximum lot size of 6,791 
square feet.  The proposed subdivision will also include ±5.89 acres of common open space 
including a clubhouse.  The applicant is seeking to subdivide the land as a common open space 
development per the provisions of Chapter 17.10 of the Carson City Municipal Code (“CCMC”).  
The Board of Supervisors is authorized to approve a Tentative Subdivision Map.  The Planning 
Commission makes a recommendation to the Board. 
 
RECOMMENDED MOTIONS: 
“I move to recommend approval of Tentative Subdivision Map SUB-2021-0399 based on the 
ability to make the required findings and subject to the conditions of approval.” 
 
VICINITY MAP: 

 

SUBJECT 
PARCELS 
SUBJECT 
PARCELS 

mailto:hmanzo@carson.org
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RECOMMENDED CONDITIONS OF APPROVAL: 
 
The following are conditions of approval are recommended consistent with CCMC 
18.02.105 (5) for a tentative map: 
 

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

 
2. Prior to submittal of any final map, the Development Engineering Department shall 

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

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

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

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

tentative map with the submittal of any final map. 

 
5. With the submittal of any final maps, the applicant shall provide evidence to the Planning 

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

 
6. The following note shall be placed on all final maps stating:  "These parcels are subject to 

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

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

subdivision.  Any existing overhead facilities shall be relocated prior to the submittal of a 
final map. 

 
8. The applicant must sign and return the Notice of Decision for conditions for approval within 

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

 
9. Prior to the issuance of each site improvement permit, the applicant shall add a note to 

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

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

systems, grading, drainage, and street improvements. 

 
11. The applicant shall obtain a dust control permit from the Nevada Division of Environmental 

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

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

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

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

associated with the project must either be constructed and approved by Carson City, or 
the specific performance of said work secured, by providing the City with a proper surety 
in the amount of one hundred fifty percent (150%) of the engineer's estimate.  In either 
case, upon acceptance of the improvements by the City, the developer shall provide the 
City with a proper surety in the amount of ten percent (10%) of the engineer's estimate to 
secure the developer's obligation to repair defects in workmanship and materials which 
appear in the work within one (1) year of acceptance by the City. 

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

Health Division prior to recordation of the first final map. 

 
15. The District Attorney’s Office shall approve any Covenants, Conditions & Restrictions 

(“CC&R's”) prior to recordation of the first final map. 

 
The following conditions are required per CCMC 17.10.050 Common Open Space 
Development 
 
16. Three-Year Maintenance Plan: Provisions shall be made to monitor and maintain, for a 

period of three (3) years regardless of ownership, a maintenance plan for the common 
open space area. The maintenance plan for the common open space area shall, at a 
minimum, address the following:  

a) Vegetation management;  

b) Watershed management;  

c) Debris and litter removal;  

d) Fire access and suppression;  

e) Maintenance of public access and/or maintenance of limitations to public access; 
and  
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f) Other factors deemed necessary by the commission or the board, including vector 
control and noxious weed control.  

 
17. Permanent Preservation and Maintenance: Provisions shall be made for the permanent 

preservation and ongoing maintenance of the common open space and other common 
areas using a legal instrument acceptable to the city.  

 
18. Screening and Buffering of Adjoining Development: Provisions shall be made to assure 

adequate screening and buffering of existing and potential developments adjoining the 
proposed common open space development.   

 
19. Common Open Space Restrictions: Designated common open space shall not include 

areas devoted to public or private vehicular streets or any land which has been, or is to 
be, conveyed to a public agency via a purchase agreement for such uses as parks, 
schools or other public facilities.  This shall be demonstrated at the time of final map. 

 
Other Conditions of Approval: 
 
20. Prior to the issuance of the first site improvement permit, the applicant shall submit an 

updated traffic impact study (“TIS”) that shows trip distribution and mitigation for 
intersections with failing levels of service (“LOS”).  The methodology and assumptions 
shall be adequately explained and/or corrected to the satisfaction of the Transportation 
Manager and the City Engineer.  The updated TIS shall include a signal warrant analysis 
for the intersection of Saliman Road and East Robinson Street with the additional traffic 
for the year 2025 and the long-term future year projected traffic.  Any intersections that 
are shown to be failing or shown to meet pre-established triggers for mitigation shall be 
mitigated for based on the recommendations of the TIS.  This includes the LOS triggers 
for Saliman Road and East William Street which may necessitate a connection from the 
project to East William Street. 

 
21. Prior to the recording of the first final map, the applicant shall provide all materials for the 

traffic signal at the intersection of Saliman Road and East Robinson Street.  Materials shall 
include, but are not limited to, poles, mast arms, and signal heads.  The applicant shall 
not be responsible for providing the signal control cabinet. 

 
22. Prior to the issuance of the first site improvement permit, the applicant shall comply with 

one of the options listed as a) or b) below, based upon the findings of the updated TIS and 
the traffic signal warrant analysis for Saliman Road and East Robinson Street as required 
by Condition No. 20.  The applicant may enter into an agreement that includes a stipulation 
that within 10 years of the Board of Supervisors’ approval of the subject tentative map, the 
applicant may file a request for reimbursement of funds equivalent to the contributions 
received by other projects that contribute to the need for the signal, and have contributed 
toward the cost of the installation of the traffic signal. 

 
a) If the signal is shown to be warranted, the applicant shall pay for the installation of 

the traffic signal improvements; or 



N Saliman Road and Robinson Street Subdivision 
Planning Commission – December 15, 2021 

Page 5 of 22 

 
b) If the intersection is shown to be failing, but the signal is not yet warranted, the 

applicant shall file a bond for the full cost to install the traffic signal at the 
intersection.  If, within 10 years, future approved projects do not cause the traffic 
signal to be warranted in long-term traffic projections, then the bond will be 
released.  

23. If the project is developed in phases, each phase shall stand alone.  The site improvement 
permit for the first phase of this development shall include identified mitigations for the 
entire project, including but not limited to: a looped water system, secondary access, and 
other mitigations or improvements that are necessary to support this project at buildout.  

 
24. Prior to the issuance of a site improvement permit that includes any local roadways, the 

applicant shall demonstrate that all local roads shall have a minimum asphaltic concrete 
thickness of 4 inches.  

 
25. Prior to the issuance of the first site improvement permit, the applicant shall have plans 

approved that demonstrate the intersection of Robinson Street and Monroe Street has 
been designed to minimize turning conflicts by aligning the intersection with the entrance 
of Blackstone Ranch Phase 2, by installing a center median on Robinson Street in front of 
Monroe Street, or by a similar approved mitigation. 

 
26. Prior to the issuance of each site improvement permit, the applicant shall have plans 

approved that include a plan showing the areas where soils are to be over excavated, and 
the depths required to be excavated. 

 
27. Prior to the issuance of a site improvement permit, the water main analysis must be 

updated to verify that the system can deliver fire flow in addition to domestic flow at the 
extents of the project without dropping below 20 pounds per square inch (“psi”) and will 
deliver domestic flow without dropping below 60 psi. 

 
28. Prior to the issuance of a site improvement permit, the applicant shall have plans approved 

that show the width of the existing water line easement has been increased to 50 feet wide 
along its entirety.   

 
29. Cast in place manholes shall not be allowed, regardless of depth of new sewer mains, and 

riser depths shall meet Carson City standard details.  If sewage pumping is required, lift 
stations shall be privately owned and operated.   

 
30. Prior to the issuance of a site improvement permit, the applicant shall have plans approved 

that demonstrate the width of the existing sewer easement has been increased to 50 feet 
wide along its entirety.   

 
31. Prior to the issuance of a site improvement permit, the 12-inch sewer mains that are shown 

as having velocities below 2 feet per second (“fps”) shall be re-designed with the 
necessary slope and diameter to maintain a minimum velocity of 2 fps. 
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32. Prior to the issuance of a site improvement permit, the swale on the north side of the 

project shall be located completely on the project site with an additional 5 feet of width for 
maintenance access. 

 
33. Prior to the issuance of the first site improvement permit for the project, the applicant shall 

demonstrate that the Federal Emergency Management Agency (“FEMA”) Conditional 
Letter of Map Revision (“CLOMR”) has been re-validated to include the proposed 
development layout.  Site improvement plans shall be consistent with the approved 
CLOMR, to the approval of the City Engineer. 

 
34. Prior to the issuance of the first site improvement permit, the applicant shall demonstrate 

that the Vicee Canyon Channel is substantially complete. 

 
35. The CC&R’s shall clearly state that a Landscape Maintenance District (“LMD”) is required 

for maintaining the private storm drain infrastructure including any mains, basins, and LID 
infrastructure. 

 
36. All multi-use paths will be designed and constructed to a 10-foot wide (minimum) American 

Association of State Highway and Transportation Officials (“AASHTO”) standard concrete 
multi-use path (off street/paved/shared) with an adjacent 3-foot-wide decomposed granite 
path. 

 
37. The applicant shall include APN 010-041-52 on the final map for the creation of the 

remainder parcel, inclusive of the future Monroe Street right-of-way. 

38. Prior to the recordation of the first final map, the applicant shall demonstrate that 
secondary access has been constructed and approved by the Carson City Fire 
Department and the Development Engineering Division.  Should secondary access be 
provided through a connection from the project site to East William Street, Monroe Street 
shall not be required.  

 
39. Prior to the recordation of the first final map, homeowner’s association (HOA) or similar 

entity shall be formed for maintenance, including landscaping and irrigation, of all common 
open space and/or common area parcels including the clubhouse site, common open 
space, landscaping within public rights of way, and other areas that are not a part of the 
LMD. 

 
40. Carson City is a Bee City USA.  As a result, the developer shall use approximately 50% 

pollinator friendly plant material for any required landscaping on the project site.  Also, any 
remaining landscape plant material selection needs to be consistent with the City’s 
approved tree species list or other tree species, as approved by the City. 

 
41. Prior to the issuance of any site improvement permit, the applicant shall incorporate “best 

management practices” into their construction documents and specifications to reduce the 
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spread of noxious weeds, to the approval of the Development Engineering Division and 
Parks, Recreation, and Open Space Department.   

 
42. Prior to the issuance of a site improvement permit, the applicant shall have plans approved 

which include a public decomposed granite (“DG”) path system that shall be installed as 
depicted on the approved tentative map site plan.  An additional DG path shall also be 
installed within the common open space parcel that provides connectivity from Matterhorn 
to Anders Street.  In addition to landscaping, the applicant shall incorporate pedestrian 
amenities that may include benches, dog waste stations, and trash receptacles along the 
DG path system.   

 
43. Prior to the issuance of a site improvement permit, the applicant shall have plans approved 

that: 1) identify all common open space parcels and public areas within these parcels, 2) 
identify lands within the subject site that will be included in the LMD, and 3) that 
demonstrates that the quantitative and qualitative common open space requirements are 
being met by this project.  

 
44. Prior to the recordation of the first final map, the applicant shall demonstrate that a LMD 

has been established for the Lompa Ranch North SPA, inclusive of all properties within 
the SPA on the west side of I-580. 

 
45. Prior to the recordation of the first final map, the applicant shall demonstrate that the 

developer has entered into an agreement with the Parks, Recreation, and Open Space 
Department regarding the 10-acre park site.  Additionally, the conceptual site plan for the 
park site shall be submitted to the Parks, Recreation, and Open Space department prior 
to the issuance of the 400th Certificate of Occupancy within the Lompa Ranch North SPA, 
west of I-580.   

 
46. Prior to the issuance of any site improvement permit or approval of any final map 

containing lots 127 through 137, the applicant shall incorporate a minimum 6-foot-wide 
landscaped buffer area on the south side of Robinson Street adjacent to the future park 
site. 

 
47. Prior to the issuance of any site improvement permit or approval of any final map 

containing lots 34 through 41, the applicant shall incorporate a minimum 5-foot-wide 
landscaped buffer area along the north project property line.  Landscaping shall include 
one large evergreen tree per every 75 linear feet and three shrubs for every tree to serve 
as a buffer between the project site and possible future development to the north.   

 
48. Prior to the issuance of a site improvement permit, the applicant shall have a landscape 

and irrigation plan approved which includes common open space landscaping consisting 
of a minimum of 1 tree per 1,000 square feet, and 3 shrubs per tree within the common 
open space parcels.  Landscaping may be clustered in areas to provide a visual or 
recreational benefit to residents.  Trees and shrubs required as part of other conditions of 
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approval that are within a common open space parcel may be counted toward meeting 
this condition. 

 
49. Prior to or concurrent with the recordation of a final map, the applicant shall demonstrate 

that the park and school site parcels have been created.   

 
50. Prior to the issuance of each site improvement permit, the applicant shall have a plan 

approved that indicates that the side of the street where on-street parking is prohibited be 
striped and signed.   

 
 
51. Prior to the issuance of a site improvement permit, the applicant shall submit and have 

approved front architectural elevations and house floor plans for the proposed home 
masters.  A minimum of 3 unique and distinctly different house plans shall be required.  At 
least 2/3rd of the proposed house plans shall include a minimum of five feet of habitable 
space located in front of the face of the garage.  The remaining house plans shall utilize 
other architectural elements and features as allowed by the SPA Handbook to draw 
emphasis away from the garage. 

 
52. Prior to the recordation of any final map, the applicant shall demonstrate that: 

a) Lot widths shall be varied to provide a mixture of 35 foot wide and minimum 45 
foot wide lots along the same side of the street.  Grouping of contiguous narrow 
lots that would cause the same house plan to be placed on adjacent lots shall be 
prohibited.   

 
b) All corner lots shall be a minimum of 45 feet wide.  If a common open space parcel 

at least 5 feet wide is located between the side property line and the public right-
of-way, this requirement shall not apply. 

 
53. The required internal setbacks shall be as follows: 

 
 Front:   15 feet 
 Driveway   20 feet 
 Side:      5 feet 
 Street Side:  10 feet 
 Rear:   10 feet 
 

These setbacks shall be stated on the final map as well as in the CC&Rs. 
 
54. Prior to the issuance of a site improvement permit that includes development activities 

adjacent to the wetland located on the northeast side of the subject site, the applicant shall 
demonstrate that there is 5-foot minimum separation between the limits of disturbance for 
the wetland and the sidewalk.  The entirety of the wetland shall be located within a 
common open space parcel and shall be maintained by the HOA. 
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55. Prior to the recordation of the first final map, the applicant shall coordinate with staff to 
develop a plan for the tracking of approved or recorded residential units and C of O’s for 
the properties within Lompa Ranch North SPA, west of I-580. 

 
LEGAL REQUIREMENTS: CCMC 17.05 (Tentative Maps); CCMC 17.07 (Findings); CCMC 
17.10 (Common Open Space Development); NRS 278.330 
 
SITE DEVELOPMENT INFORMATION:  
SUBJECT SITE AREA: ±41.07 acres 
EXISTING LAND USE: Vacant  
 
MASTER PLAN DESIGNATION:  Mixed Use Commercial, Medium Density Residential (3-8 
du/ac), High Density Residential (8-36 du/ac), and Open Space. All properties are within the 
Lompa Ranch North Specific Plan Area. 
 
ZONING:  Multifamily Apartments (“MFA-SPA”), and Multifamily Duplex (“MFD-SPA”), and 
General Commercial (“GC-SPA”).  All properties are located within the Lompa Ranch North SPA.  
 
KEY ISSUES: Is the tentative map consistent with the required findings?  Does the proposal meet 
the tentative map and common open space development requirements and other applicable 
requirements?   
 
SURROUNDING ZONING AND LAND USE INFORMATION  
NORTH:   MFA and GC-SPA / Gold Dust West casino & vacant land 
SOUTH: SF6-SPA & MFD-SPA / future single family residences 
EAST:  MFA-SPA, SF6-SPA, Agricultural (“A”) / Interstate 580 & vacant 
WEST:   Public (“P”) / Carson High School 
 
ENVIRONMENTAL INFORMATION:  
FLOOD ZONES:  X Shaded, AE, and AO 
SLOPE:  Generally flat 
SEISMIC ZONE:  Zone II (Moderate Severity)  
FAULT: Beyond 500 feet 
 
Previous Reviews: 
 
MPA-15-162: (March 17, 2016) Adoption of the Lompa Ranch North Specific Plan. 
 
MISC-17-001 (March 17, 2016) approval of the Lompa Ranch North Phasing Plan 
 
ZMA-15-163: (April 7, 2016) Adoption of a Zoning Map Amendment with an effective date of the 
date of a change of ownership. 
 
TSM-17-184 (October 24, 2018) approval of a tentative map for Blackstone Ranch Phase 2 
 
TSM-17-005-1 (April 18, 2019) approval of a modification to Blackstone Ranch Phase 1 
 
PUD-2021-0263, PUD-2021-0349, and CSM-2021-0004 (July through December 2021) 
Conceptual subdivision map requests for Blackstone Ranch Phase 3 (proposed project) 
 
BACKGROUND: 
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Lompa Ranch is one of four areas identified in the Master Plan that are designated as a Specific 
Plan Area.  The Specific Plan designation requires development proposals within the area to be 
reviewed in a comprehensive manner.  The policies contained in the Lompa Ranch North Specific 
Plan Area Handbook (“SPA Handbook”) adopted on March 17, 2016, provide a framework for 
development in the area. 
 
The Lompa Ranch North Specific Plan Area (“SPA”) is ±251.33 acres in size located on the east 
and west side of Interstate 580 (“I-580”), generally south of East William Street and north of East 
5th Street.  The SPA is intended to include a mix of uses including residential areas of various 
densities, commercial areas, two park sites, pedestrian connectivity, and a ten-acre school site.  
The SPA Handbook addresses design standards, parks, open space, trails, sanitary sewer, water 
service, stormwater management, utility services, roadways and traffic, fire and police protection, 
and schools.   
 
With respect to infrastructure and public services, the SPA Handbook includes a phasing plan 
that addresses storm water and drainage, traffic and roadways, water, and sanitary sewer 
planning for the west side of the SPA.  The SPA Handbook also addresses parks, open space, 
and trail amenities, as well as fire mitigation.  Per the SPA Handbook, these improvements will 
be constructed by the developer and maintained via a homeowner’s association, landscape 
maintenance district, or combination thereof.  The ten-acre park on the west side is to be 
constructed and dedicated to the City prior to the 750th residential unit west of Interstate 580.  
Conditions are recommended to ensure that milestones are met at the appropriate time in 
development.  One of which includes submittal of a parks conceptual plan at the time of the 400 
residential unit and execution of related agreements for development located to the west of 
Interstate 580.  The intent is to ensure the required improvements do not result in a construction 
delay, but rather are being planned concurrent with other construction activities.   
 
In addition to the SPA Handbook, the property is subject to a development agreement that was 
adopted by Ordinance No. 2017-25.  The development agreement includes voluntary 
contributions to mitigate the impacts of the development on fire services, in lieu of residential 
construction tax (“RCT”), and to go toward the cost of the Carson City School District purchase of 
the school site.  These contributions are paid at the time of building permit.   
 
The project boundary encompasses the remaining undeveloped residential phases on the west 
side of I-580.  The SPA Handbook and recorded development agreement outline the need for 
agreements, improvements, and timing for the dedication of land.  As such, conditions of approval 
are recommended to require improvements associated with Phases C2 and C4 of the SPA 
Phasing Plan. 
 
DISCUSSION:  
 
The proposed subdivision is located on the west side of I-580, to the south of the Gold Dust West 
casino, north of the East Robinson Street extension, and east of Carson High School. 
 
The applicant proposes to subdivide a ±41.07 acre site to create 137 single family residential lots 
with a minimum lot width of 35 feet and minimum lot size of 3,500 square feet.  A total of ±5.9 
acres of common open space is proposed and each lot will have private yards and a community 
clubhouse.  The applicant is seeking to utilize the provisions of CCMC 17.10: Common Open 
Space Development.  Common Open Space developments must comply with the allowable 
density of the zoning district, but may have flexibility on lot size, lot width, and setbacks.  The 
maximum allowable density in the MFA and MFD zoning district is 36 and 14.52 dwelling units 
per acre, respectively.  The applicant proposes 4.68 dwelling units per acre, consistent with the 
SPA Handbook density range of between 4 and 36 dwelling units per acre.  Condition Nos. 1 
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through 19 are standard conditions from CCMC for tentative map and common open space 
developments.  
 
The overall design concept consists of two lot configurations that include 70 lots that are a 
minimum 35 feet wide and 3,500 square feet in size and 67 lots that are a minimum 45 feet wide 
and 4,500 square feet in size with the largest lot being ±6,791 square feet.  The subdivision is 
proposed to be accessed via the roundabout at Matterhorn Lane and East Robinson Street.  The 
local streets will include a 50-foot right-of-way with a 5-foot sidewalk on both sides of the street 
and on-street parking on one side of the street. Homes are anticipated to each have a standard 
two-car garage and a minimum 20-foot-long driveway.   
 
The Planning Commission conducts a public hearing and advises the Board if the proposed 
tentative map is consistent with the provisions of the CCMC and NRS 278.320.   
 
PUBLIC COMMENTS:  Public notices were mailed on November 30, 2021 to 84 property owners 
within 900 feet of the subject site pursuant to the provisions of NRS and CCMC for the Tentative 
Subdivision Map application.  No comments were received at the time this report was prepared.  
Any written comments that are received after this report is completed will be submitted prior to or 
at the Planning Commission meeting on December 15, 2021 depending upon their submittal date 
to the Planning Division.  
 
OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: The following comments 
were received from City departments.  Recommendations have been incorporated into the 
recommended conditions of approval, where applicable. 
 
Engineering Division: 
 
The Engineering Division has no preference or objection to the tentative map request and 
offers the following conditions of approval: 
 

• The traffic impact study has been amended to include traffic from the school site 
identified by the Lompa Ranch North SPA handbook.  The traffic impact study 
must be further updated to show the trip distribution and mitigation for 
intersections with failing LOS.  Any unclear methodology or assumptions must 
also be explained and/or corrected to the satisfaction of the Transportation 
Manager and the City Engineer.  The study must also be updated to include a 
signal warrant analysis of the intersection of Saliman Road and Robinson Street 
with this additional traffic for 2025 and the long term, future year projected traffic.  
Any intersections that are shown to be failing or shown to be meeting pre-
established triggers for mitigation, must be mitigated.  This includes the LOS 
triggers for Saliman Road and East William Street which may necessitate a 
connection to East William Street.  For a detailed response on the applicability 
of Condition No. 20, please refer to the engineering discussion of the findings 
below. 

• The Lompa Ranch Specific Plan Design Standards Handbook calls for the 
development to provide a traffic signal at the intersection of Saliman Road and 
Robinson Street no later than the completion of 460 housing units that contribute 
trips directly to Robinson Street. With this project there are 530 applicable 
housing units. Prior to the recording of the first final map, the project must provide 
materials for a traffic signal at the intersection of Saliman Road and Robinson 
Street including poles, mast arms, and signal heads. The signal control cabinet 
will not be included (Condition No. 21).   
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• The Lompa Ranch Specific Plan Design Standards Handbook states that the 
above traffic signal shall not be constructed until MUTCD traffic signal warrant 
criteria are formally met. The MUTCD signal warrant has not been analyzed to 
include school site traffic in the long-term projection.  The project must complete 
this analysis.  If the signal is shown to be warranted, the project must pay for the 
installation of the traffic signal.  If the intersection is shown to be failing, but a 
signal is not yet warranted, the project must bond for the full installation of the 
traffic signal (Condition No. 22). 

• If this project is to be developed in phases, each phase must be able to stand 
alone, but should also mitigate cumulative impacts across all phases (Condition 
No. 23).   

• Local roads will have a minimum AC pavement thickness of 4-inches (Condition 
No. 24). 

• The intersection of Robinson Street and Monroe Street must be designed to 
minimize turning conflicts by aligning the intersection with the entrance of 
Blackstone Ranch Phase 2, or by installing a center median on Robinson Street 
in front of Monroe Street, or by a similar approved mitigation (Condition No. 25). 

• The site improvement permit must include a plan showing the areas where soils 
are to be over excavated, and the depths required to be excavated (Condition 
No. 26).  

• The water main analysis must be updated to verify that the system can deliver 
fire flow in addition to domestic flow at the extents of the project without dropping 
below 20 psi and deliver domestic flow without dropping below 60 psi (Condition 
No. 27). 

• The width of the existing waterline easement must be increased to 50 feet along 
its entirety (Condition No. 28).   

• Cast in place manholes will not be allowed, regardless of depth of new sewer 
mains, and riser depths must meet Carson City Standard details.  If sewage 
pumping is required, lift stations will be privately owned and operated (Condition 
No. 29).   

• The width of the existing sewer easement must be increased to 50 feet along its 
entirety (Condition No. 30).   

• The 12-inch sewer mains that are shown as having velocities below 2 fps must 
be re-designed with the necessary slope and diameter to maintain a minimum 
velocity of 2 fps (Condition No. 31). 

• The swale on the north side of the project must be located completely on the 
project site with an additional 5’ of width for maintenance access (Condition No. 
32). 

• The CLOMR must be revalidated to include the updated layout prior to issuing 
the first site improvement permit (Condition No. 33). 

• The Vicee Canyon Channel must be substantially complete prior to commencing 
grading operations for the subdivision.  The Vicee Channel will need to be 
identified as a separate parcel as the SPA Handbook requires that the drainage 
channels be parceled and dedicated to the City upon completion of 
improvements (Condition No. 34). 

• The CC&R’s must clearly state that a LMD is required for maintaining the private 
storm drain infrastructure including any mains, basins, and LID infrastructure 
((Condition No. 35). 

• All multi-use paths will be designed and constructed to a 10-foot wide (minimum) 
AASHTO standard concrete multi-use path (off street/paved/shared) with an 
adjacent 3-foot-wide decomposed granite path (Condition No. 36). 



N Saliman Road and Robinson Street Subdivision 
Planning Commission – December 15, 2021 

Page 13 of 22 

• The project must meet all Carson City Development Standards (“CCDS”) and 
Standard Details including but not limited to the following: 

o Structures and fences will not be permitted within utility easements.  
o All public utilities on private property must be located within utility 

easements meeting the requirements of CCDS Division 18. 
o The utility plan does not show the sewer main extending along the 

frontage of lots 81 or 5712.  The sewer main will be required to be 
extended along these lots to serve them. 

o Monroe Street and Monroe Avenue must both be renamed Monroe Drive. 
o A water study that includes an update of the city’s model using a format 

that is compatible with the current model is required. The new water 
system must meet all city and NAC requirements. For any questions, 
please reach out to Michael Friend at (775) 283-7713 or 
mfriend@carson.org.  Please provide a copy of the model in WaterGEMS 
format that is compatible with the City’s current model. 

o The water main extension from Robinson Street to 5th Street must be 
completed with or prior to this project and the water main must extend 
through the intersection.  Also, to meet looping requirements the water 
mains north and east of the proposed roundabout must connect to the 
proposed mains west and south of the roundabout. 

o Grading shall comply with FEMA and City floodplain regulations.  For 
FEMA AO (1 ft) zone, must have 2 ft of freeboard above the base flood 
elevation (“BFE”) (finished floor shall be a minimum of 3’ above the 
existing ground). 

 
FINDINGS:  
 
The Engineering Division has reviewed the application within our areas of purview relative to 
adopted standards and practices and to the provisions of CCMC 17.07.005.  The following 
Tentative Map Findings by the Engineering Division are based on approval of the above 
conditions of approval: 
 
1. Environmental and health laws and regulations concerning water and air pollution, the 

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

 
Water: Per CCMC Division 15 – Water, Sewer, Reclaimed Water Standards 15.3.1.a - “Water 
mains shall be designed to deliver a minimum of sixty (60) psi at the meter during peak 
demand periods and to provide adequate fire flow as required by the fire department.”  The 
Water Study in Appendix 3 shows pressures below 60 psi for the Peak Hour Scenario.  The 
water study will need to demonstrate that a minimum of 60 psi during peak demand periods 
can be provided at the meter for this project.  It is anticipated that this requirement can be 
met, however additional infrastructure may be required. 
 
Sewer:  There is sufficient capacity in the City sewer system to supply sewer service to the 
project.   
 
2. The availability of water which meets applicable health standards and is sufficient in 

quantity for the reasonably foreseeable needs of the subdivision. 
 
The City has sufficient system capacity and water rights to meet the required water allocation 
for the subdivision. 
 

mailto:mfriend@carson.org
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3. The availability and accessibility of utilities. 
 
Water, storm water, and sanitary sewer utilities are available and accessible. 
 
4. The availability and accessibility of public services such as schools, police protection, 

transportation, recreation, and parks. 
 
To make this finding, Development Engineering is requesting a condition of approval that 
would require the traffic impact study to include school traffic for the 2025 and the long-term 
forecast and mitigate any failing intersections or intersections that are shown to meet pre-
existing triggers for mitigation.  The intent of this requirement is to ensure that a school can 
be provided to meet the demand imposed by developments within the Lompa Ranch North 
SPA, and that the subject entitlement does not use up all the remaining capacity of the road 
network, thus precluding a school.  Development Engineering feels that it is appropriate to 
include the future school project for the following reasons: 
 

• The Specific Plan calls for a school site to be offered to the Carson City School District 
to meet demand imposed by the residential development which is part of the Lompa 
Ranch Specific Plan.  
 

• The development agreement which encumbers the subject parcel and other parcels 
within the Lompa Ranch SPA, requires the school site to be made available no later 
than June 30, 2019.  The school site has not been made available to date; therefore 
the Carson City School District had no opportunity to seek an entitlement when they 
should have had a right to. 
 

• The Lompa Ranch North Specific Plan calls for Matterhorn Drive (formerly referred to 
as the Spine Road) to connect to William St no later than 810 single family residential 
units (or permits for the equivalent trip generation).  The subject tentative map would 
leave a remainder of 8 weekday trips, which is approximately equal to the trips that 
would be generated by 1 single family detached home.  In other words, only one house 
can be built before a connection is required to be made to William Street.  This trigger 
was established based on anticipated levels of service at intersections in and around 
the project.  Requiring the traffic impact study to account for the estimated school traffic 
demand will ensure that these intersections will function properly if a school is built 
before the connection to William Street is triggered and constructed by private 
development.   
 

• Furthermore, it is unclear at this time where a connection to William Street will be 
made, but a likely location is on the east side of the Gold Dust West Casino.  If this is 
the case, the majority of the 2.49-acre multi-family site would be dedicated to right-of-
way. Due to this fact, it is appropriate to consider that nearly all the residential 
development that is making a school necessary will be entitled with this tentative map 
and therefore a school is required to serve the residential developments with this 
entitlement. 

 
Condition Nos. 20 through 22 are recommended to address the above noted transportation 
related concerns.     
 
5. Access to public lands. Any proposed subdivision that is adjacent to public lands shall 

incorporate public access to those lands or provide an acceptable alternative. 
 
There are public trails proposed along the proposed drainage channels. 
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6. Conformity with the zoning ordinance and land use element of the city's master plan. 
 
Development engineering has no comment on this finding. 
 
7. General conformity with the city's master plan for streets and highways. 
 
The development is in conformance with the City’s master plan for streets and highways. 
 
8. The effect of the proposed subdivision on existing public streets and the need for new 

streets or highways to serve the subdivision. 
 
The traffic impact study must be updated to as described in Condition No. 20. The project 
must also provide materials for a traffic signal at Robinson Drive and Saliman Drive and, if 
applicable, provide funding for the installation of the traffic signal (Condition Nos. 21 & 22). 
Please see finding 4 above for a discussion on why the school traffic should be included in 
the analysis of the road network.   
 
9. The physical characteristics of the land such as flood plains, earthquake faults, slope 

and soil.  
 
Earthquake faults: The closest fault is over 500 feet away with a slip rate of less than 0.2 
mm/yr.  
 
FEMA flood zones: The current FEMA flood zone is Zone AO (depth 1 ft), Zone AE, and Zone 
X (shaded). The project must comply with FEMA and City floodplain regulations.  For AO (1 
ft) zone, must have 2 ft of freeboard above BFE (finished floor shall be a minimum of 3’ above 
the existing ground). 
 
Site slope: The site’s slope is between 0 to 2 percent. 
 
Soils: The soil is mainly Voltaire silty clay loam and Orizaba loam with the water table at some 
parts about 0 to 18-inches from the surface.  Parts of the project must be over excavated.  A 
plan for this work is recommended by Condition No. 26. 
 
10. The recommendations and comments of those entities reviewing the subdivision 

request pursuant to NRS 278.330 thru 278.348, inclusive.  
 
Development Engineering has no comment on this finding. 
 
11. The availability and accessibility of fire protection including, but not limited to, the 

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

 
The applicant will need to demonstrate that the connection from Matterhorn to Monroe Street 
can be made.  A condition is recommended to require mapping that will create the remainder 
parcel inclusive of the future Monroe Street connection across the General Commercial zoned 
parcel to the north of the school site (Condition No. 37).  As proposed and with recommended 
conditions, the subdivision has sufficient secondary access, and sufficient fire water flows 
(Condition Nos. 23, 25, 27, 37, & 38). 
 
12. Recreation and trail easements. 
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The project is providing public trails on land proposed to be owned by the City along proposed 
drainage channels.   
 
These comments are based on the tentative map plans and reports submitted.  All applicable 
code requirements will apply whether mentioned in this letter or not. 
 
Fire Department: 
 
1. The project must comply with the International Fire Code and Northern Nevada Fire 

Code amendments as adopted by Carson City. 
 
2. The secondary access on Monroe Street must be paved, and improvements 
constructed and approved by the Carson City Fire Department and the Development 
Engineering Division, prior to recording the first Final Map for the project (Condition No. 38). 
 
Parks, Recreation & Open Space Department: 
 
1. The City will not be responsible for any landscape or irrigation system maintenance on the 

project. All landscaping and landscape maintenance in the right of way will be the sole 
responsibility of the owner. The developer is required to maintain all common landscape 
and open space areas within the development including any landscaping in the street(s) 
right of ways in perpetuity (Condition No. 39).  

 
2. Carson City is a Bee City, USA.  As a result, the developer shall use approximately 50% 

pollinator friendly plant material for any required landscaping on the project site. Also, any 
remaining landscape plant material selection needs to be consistent with the City’s 
approved tree species list or other tree species, as approved by the City. The Carson City 
Pollinator Plant list and other plant selection resources can be found on the City’s website 
(Condition No. 40). 

 
3. The site improvement plan should be required to include preliminary landscape and 

common open space improvement plans.  Where landscaped areas are planned, 
subsurface materials must include appropriate soils to support tree and shrub growth in 
accordance with CCMC.  The applicant should consult with CCMC and a licensed 
landscape architect for proper subsurface treatment, tree, and plant selections within the 
public right of way and within public open space areas. 

 
4. The developer is required to incorporate “best management practices” into their 

construction documents and specifications to reduce the spread of noxious weeds 
(Condition No. 41).  The spread of invasive and noxious weeds is a significant issue in 
construction projects that involve land disturbance. Earth moving activities contribute to 
the spread of weeds, as does the use of contaminated construction fill, seed, or erosion-
control products. Experience has demonstrated that prevention is the least expensive and 
most effective way to halt the spread of noxious and invasive weeds.  Preventing the 
establishment or spread of weeds relies upon: 

• Educating workers about the importance of managing weeds on an ongoing basis; 
• Properly identifying weed species to determine most appropriate treatment strategies; 
• Avoiding or treating existing weed populations; and 
• Incorporating measures into projects that prevent weed seeds or other plant parts 

from establishing new or bigger populations such as certification of weed-free 
products. 
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For more information on “best management practices” please contact The Carson City 
Parks, Recreation and Open Space Department.  

 
5. Where possible, deciduous trees must be planted a minimum of 5 feet from any city/public 

street, sidewalk or pathway.  Evergreen trees must be planted a minimum of 10 feet from 
any city/public street, sidewalk or pathway.  Fruit bearing, “non-fruiting” flowering or any 
other trees that drop debris such as seed pods will not be permitted near or placed where 
they will eventually hang over city/public sidewalks or pathways. 

 
6. Carson City Municipal Code: Title 18, Division 3 should be reviewed by any/all parties 

involved in the proposed landscape design prior to landscape plans being submitted to 
the city for final approval of a building permit.  
 

7. Proposed common open space areas which connect more than one residential and/or 
collector streets should provide pathways for off-street connectivity throughout the 
development. Condition No. 42 is recommended to require a decomposed granite (“DG”) 
trail network as shown on the proposed plans.  An additional DG trail system should be 
incorporated into other through common open space parcels for connectivity.  
 

8. Public pathways shall be reserved with public use easements and all common open space 
should be maintained solely by the HOA.  Public open space is subject to approval and 
the applicant will enter into an agreement with the City for a LMD as required by the SPA 
Handbook and the development agreement (Condition Nos. 43 & 44). 
 

9. A conceptual site plan for the 10-acre park site must be submitted no later than the 
issuance of the certificate of occupancy for the 400th residential unit subject to review, 
approval, and execution of agreed upon terms and conditions memorialized in the 
developer’s agreement.  The planning process and public meetings for the park 
agreement shall be coordinated through and agreed upon by the Carson City Parks, 
Recreation and Open Space Department (Condition No. 45). 

 
10. Development proposed adjacent to the park site shall include vehicle and pedestrian 

connections to the future park site. Where development roadways are adjacent to the park 
site, frontage landscaped area should be provided by this development, to the approval of 
the Community Development and Parks Departments (Condition No. 46).  To comply 
with the required buffer between uses, a landscape buffer area along the north side of the 
site should be created (Condition No. 47). 
 

11. Per the SPA Handbook, at the applicant’s expense, the park will be constructed, accepted, 
and the land dedicated to the city prior to the issuance of the certificate of occupancy for 
the 750th residential unit on the west side of I-580 within the SPA. Upon successful 
completion, final project acceptance of said work will be done to the satisfaction of the 
City, through its Parks, Recreation, and Open Space Department. 
 

12. The development is required to submit a voluntary deposit of funds equivalent to the 
money that would otherwise have been collected as RCT.  Please refer to Section 2.6 of 
the Development Agreement for terms related to this comment. 
 

13. Common open space and common area parcels should be landscaped (Condition No. 
48). 

 
14. For additional requirements related to the Lompa Ranch North SPA, please refer to the 

SPA Handbook and Development Agreement.  
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TENTATIVE MAP FINDINGS:  Staff recommends approval of the tentative subdivision map 
based on the findings below and in the information contained in the attached reports and 
documents, pursuant to CCMC 17.05 (Tentative Maps); 17.07 (Findings) and NRS 278.349, 
subject to the recommended conditions of approval, and further substantiated by the applicant’s 
written justification. In making findings for approval, the Planning Commission and Board of 
Supervisors must consider: 
 
1. Environmental and health laws and regulations concerning water and air pollution, 

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

 
The development is required to comply with all applicable environmental and health laws 
concerning water and air pollution and disposal of solid waste.  A copy of the proposed tentative 
map was submitted to the Nevada Division of Water Resources and the Nevada Division of 
Environmental Protection (“NDEP”) on November 12, 2021.  An intent to serve or a will serve 
letter from the municipal sewer service provider is required at the time the final map is presented 
to the state for final approval and signature.  The Public Works department has advised of 
adequate capacity to provide sewer services to the project.  Conditions are recommended to 
require the applicant to submit an updated water study at the time that a site improvement permit 
is requested to ensure that there is sufficient water to serve the project and to meet Fire 
Department flow requirements and to reserve sufficient easement width over utilities to allow for 
future maintenance of the infrastructure (Condition Nos. 27 through 31, 37 & 38), . 
 
2. The availability of water which meets applicable health standards and is sufficient 

in quantity for the reasonably foreseeable needs of the subdivision. 
 
Water supplied to the development will meet applicable health standards. The City has sufficient 
system capacity and water rights to meet the required water allocation for the subdivision.   
 
3. The availability and accessibility of utilities. 
 
All utilities are available in the area to serve this development.  The utility design will be reviewed 
at the time of a site improvement permit to ensure it meets all applicable standards, including 
applicable conditions of approval. 
 
4. The availability and accessibility of public services such as schools, police 

protection, transportation, recreation and parks. 
 
Schools: The project is located adjacent to a future 10+ acre school site.  The school site is 
proposed to be adjacent to Carson High School and as currently shown the high school and future 
school site are separated by Monroe Street.  The approved development agreement requires a 
$1,000 per unit contribution to be collected by the School District and placed in escrow for use in 
the District’s future purchase of the school site.   

 
Parks: The project location is adjacent to a future 10-acre public park site.  The applicant is 
required to contribute $1,000 per residential unit in lieu of RCT, based on the Lompa Ranch North 
development agreement.  In addition to a per-unit contribution, the applicant is required to enter 
into an agreement with the City for the design, construction, and eventual dedication of the park 
site.  A condition is recommended to require the applicant to demonstrate that all necessary 
agreements between the developer and the Parks, Recreation, and Open Space Department are 
approved prior to the issuance of the first site improvement permit.  
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Condition No. 49 is recommended to require the park and school site parcels be created in 
conjunction with the mapping for this project.  

 
Police Protection:  The Carson City Sheriff’s Office (“CCSO”) provides police protection to the 
site.  The site will continue to be served by the CCSO once developed.   

 
Transportation: Condition Nos. 20 through 22 are recommended to address transportation 
related concerns including an updated traffic study, a traffic signal warrants analysis, and 
improvements based upon the updated traffic study. 

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

shall incorporate public access to those lands or provide an acceptable alternative. 
 
While there are no public lands adjacent or easily accessed from the site, the applicant has 
proposed continuation of the 10-foot-wide multi-use system from Robinson Street and the future 
park site to the northern project terminus.  Additionally, a pedestrian trail has been incorporated 
into the design within the common open space areas which transect the project site.  The 
proposed pedestrian and multi-use improvements are consistent with the SPA Handbook and will 
provide residents with convenient means of non-vehicular access to public facilities within 
proximity to the site. 
 
6. Conformity with the zoning ordinance and land use element of the City’s Master 

Plan. 
 
Per Division 2 of the Development Standards, the applicant must provide two parking spaces per 
dwelling unit provided the internal or abutting streets provide for on-street parking.  The local 
streets are designed with a 50-foot wide right of way that will accommodate parking on one side 
of the street and each lot will provide for a minimum of two parking spaces, typically via a two-car 
garage.  A condition is recommended to require the site improvement permit application to include 
a plan to stripe the curb and install signage to indicate that there is no parking on one side of the 
street (Condition No. 50).  Should the applicant wish to design house plans which include a 
single-car garage and tandem parking, a special use permit would be required as outlined in the 
CCDS Division 2, Section 2.3 (5)(a) (Parking for Single Family Developments).   
 
The applicant has requested a reduction to the minimum lot size and minimum lot width standards 
as is allowed per CCMC 17.10 Common Open Space Development.  The minimum lot width is 
proposed to be 35 feet for approximately 70 of the single-family lots, while the remaining 67 lots 
are proposed to be a minimum of 45 feet wide.  The lots are generally 100 feet deep offering 
sufficient options to vary placement of the house as it relates to the front lot line.   
 
It should be noted that in addition to standards for single family development in CCMC, the SPA 
Handbook addresses a variety of design requirements as outlined in Sections: 2.2 (Single Family 
Residential Areas) and 2.4 (Architecture Standards and Guidelines).  As it relates to this project, 
of particular note are: 

• 2.2.2 (a) which encourages forward architecture that places entries, windows, front 
porches and living spaces closest to the street on “most” house plans. 

• 2.2.2 (c) which states that garages shall not be the dominant feature of the building façade 
facing the street and should be offset through architectural detailing when the garage 
forward elevation is used. 

• 2.2.2(h) states that setbacks should be varied, and this standard allows for a reduction to 
the 20 foot setback requirement by up to 5 feet, for living space only.  In reviewing past 
residential development within the SPA, setbacks should not only be 15 or 20, but should 
also provide for setbacks in between, or greater than 20 feet.  Having more variety in 
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house placement helps to break up a pattern than can arise from utilizing one or two 
setback standards for house placement. 

• 2.4.2 speaks to architectural elements required for residential development. 
• 2.4.8 through 2.4.10 outlines the standards for single family massing and form, roof form, 

and use of materials and colors.  These standards include several requirements for 
residential development.  Of particular note is a requirement to have at least 3 unique 
house plans, distinct front elevations, and varied setbacks. 

• 2.4.11(a) states that garages shall (must) include at least 5 feet of offset from habitable 
(living) space.  Front elevations should provide a focus on living areas, not garages. 

• 2.4.11(b) states that plans shall incorporate either 1) recessed garages back at least 5 
feet in relationship to the front of the house, or 2) utilize side loaded garages to eliminate 
the continuous view of the garage from the street. 

• 2.4.11(c) when garage forward plans are utilized, an offset between the garage faces shall 
be at least 5 feet.  This standard is intended for 3 car garage design as illustrated by the 
text and illustrations.  This standard may not be an option for this subdivision as the small 
lot design lends itself to single car or two car garages only. 

 
Staff has discussed concerns with the applicant regarding possible challenges related to providing 
multiple house plans that will fit on a narrow lot, meet street image diversity requirements, and 
that will comply with the SPA Handbook standards for single family development.  Condition No. 
51 is recommended to ensure that the development architecture will comply with the SPA 
Handbook standards prior to site improvements.  This early coordination between the developer 
and staff will prevent possible issues arising after driveway cuts and other site work has been 
completed.  Conditions of approval are recommended to 1) require corner lots to be a minimum 
of 45 feet wide to facilitate placement of a house with a 2-car garage and to meet required street 
side setbacks; and 2) to require the minimum lot widths to vary rather than grouping similar lot 
sizes together on the same street (Condition No. 52). 
 
As part of the requirements for a Common Open Space Development, the applicant must provide 
for 250 square feet of open space per dwelling unit, which may include private open space and/or 
common open space.  At least 100 square feet per dwelling unit of common open space must be 
designed for recreational use.  This translates to a total minimum open space requirement of 
34,250 square feet (±0.79 acres).  The proposed project includes approximately 5.9 acres of 
common open space, including a community clubhouse and pedestrian pathways.  The 
application materials show common area parcels are proposed to be revegetated and no formal 
landscape areas are proposed.  Staff has recommended conditions to require common open 
space areas be landscaped at a minimum rate of 1 tree per 1,000 square feet of area, with 3 
shrubs per tree, and that an open space diagram be submitted at the time a site improvement 
permit application is submitted that demonstrates compliance with the open space requirements 
and shows landscaping within these areas (Condition Nos. 39 through 48).   
 
The Master Plan designations for the site are Mixed Use Commercial, Medium Density 
Residential (3-8 du/ac), High Density Residential (8-36 du/ac), and Open Space. All properties 
are within the Lompa Ranch North Specific Plan Area.  The site is subject to the provisions of the 
SPA Handbook.  As proposed, and with recommended conditions, the proposal is consistent with 
the adopted Master Plan and Elements.  
 
Per CCMC 17.10.030.4 the periphery boundary setbacks shall be those established for yard areas 
by the underlying zoning district.  The table below summarizes the setback requirements based 
upon the zoning districts and Condition No. 53 is recommended to allow the proposed setback 
standards to be utilized for this project: 
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Zoning 
District 

Minimum 
Lot Size 

Max 
Height 

Min. 
Lot 
Width 

Front Side Street 
Side 

Rear 

MFA 6,000 45 60 10 10 10 20 
MFD 6,000 26 60 20 5 10 10 
PROPOSED 3,500 26 35 15 living 

area /20 
driveway 

5 10 10 

 
The proposed periphery setbacks meet or exceed the required setbacks for the MFA and MFD 
zoning districts.  Per the standard conditions for a Common Open Space Development, the project 
must provide for adequate screening and buffering of existing and potential development 
adjoining the proposed development.  The proposal does not address proposed screening and 
buffering; therefore, staff has included conditions of approval requiring landscaped buffers along 
the northern edge of the site as well as on the southern portion of the site where the site abuts 
parcels that will be developed in the future (Condition Nos. 46 & 47).  A buffer area between the 
wetland extent and the sidewalk is also recommended (Condition No. 54). 
 
7. General conformity with the City’s Master plan for streets and highways. 
 

The development is in conformance with the City’s Master Plan for streets and highways. 
 
8. The effect of the proposed subdivision on existing public streets and the need for 

new streets or highways to serve the subdivision. 
 

As previously discussed in the Development Engineering and Finding 4 sections of this 
report, conditions are recommended to ensure that this project mitigates the potential 
impacts that will result from this development. 
  

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

 
 The Conditional Letter of Map Revision (“CLOMR”) will need to be revalidated to include 

the proposed project design prior to the issuance of the first site improvement permit 
(Condition No. 33).  

 
10. The recommendations and comments of those entities reviewing the subdivision 

request pursuant to NRS 278.330 thru 278.348, inclusive. 
 

The proposed tentative map has been routed to the NDEP and the Nevada Division of 
Water Resources.  A will serve letter for the sewer and water services will be required 
prior to the recordation of any final map.     
 

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

 
As noted in the SPA Handbook, the development of Lompa Ranch North will impact the 
Fire Department’s level of service.  In response to this concern, the project development 
agreement addresses per unit contributions and improvements relative to fire safety.  The 
terms of the development agreement apply to this project.  Additionally, a condition is 
recommended to require secondary access to the site be developed in the first phase of 
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development (Condition No. 38).  The subject site is not located within a wildland/urban 
interface area. 
 

12. Recreation and trail easements. 
 

The Lompa Ranch Specific Plan specifically addresses Parks, Open Space, and Trails.  
The trail system is required to conform with the standards and policies of the Unified 
Pathways Master Plan.  The Parks and Recreation staff has reviewed the tentative map 
for compliance with the requirements of the Specific Plan and finds, subject to the 
incorporation of the conditions of approval, the proposed tentative map will be in 
compliance with the requirements.  Several conditions are recommended to address 
recreation and trails.  
 
The Specific Plan includes a requirement for the construction and dedication of a ten-acre 
park at the time of the 750-dwelling unit on the west side of Interstate 580.  This request 
will result in entitlement of more than 750 dwelling units within the SPA located to the west 
of I-580.  The Specific Plan also obligates a homeowner’s association, and/or a landscape 
maintenance district be formed for purposes of maintaining landscaped areas, open space 
and drainage facilities, trails, parks, and recreation facilities.  Of note, as part of the 
improvement plans, the applicant must demonstrate that the area for the park will be ten 
acres.  Since there are unit triggers for park agreements, submittal and approval of the 
conceptual plan for the design of the park site, and construction of the park site, Condition 
No. 55 is recommended to require a method of tracking be established to ensure that the 
timing of development and associated triggers can be met. 
 

 
Attachments: 
 Application- SUB-2021-0399 
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 Prepared this report presenting our preliminary findings, conclusions and recommendations 
regarding the geotechnical aspects of constructing the proposed project. 

The recommendations presented herein are based on the analyses of the data obtained from 
exploratory test pit and boring excavations, laboratory tests, engineering analyses, and our 
experience with similar soil and geologic conditions.   

 3.0 SITE AND PROJECT DESCRIPTION 

The Site is surrounded on the north and west by urban development including the original Lompa 
Ranch residences and out buildings, residential and commercial developments as well as an LDS 
Church, Carson High School and the Gold Dust West Casino.  

U.S. 580 bounds the Site to the east and Fifth Street and the remaining Lompa Ranch property that is 
not a part of the project on the south.  Saliman Road bounds the south west side of the Site.  Many 
of the immediately surrounding developments and roadways are identified on Figure 2. 

Gated access to the Site is currently provided through the Lompa Ranch property on Fifth Street, from 
Saliman Road, and from the Carson High School property south driveway access (the extension of the 
Robinson Street alignment).  

Topography in the area of the project Site is generally flat lying to gently sloping to the southeast.  
Elevations in the area of the proposed project Site range from approximately 5,710 feet to 5,725 feet.   

Vegetation on the Site ranges from areas of sage brush and other low shrubs to pasture grasses 
consisting of both native and agricultural.  

The Site is located within the Kings Canyon drainage and just west of the Goni Canyon drainage. 
Development within Carson City and the construction of the US 395 Freeway across the ranch has 
significantly altered the natural drainages by piping and channelizing storm flows.  

Existing water and sewer utilities cross the Site.  A water transmission main follows the Robinson 
Street alignment on the south side of Carson High School and crosses the northerly portion of the Site 
from west to east to where it goes under US 395.  Two sewer mains cross the northerly portion of the 
Site; one from the Gold Dust West Casino property and one from the High School.  The two lines meet 
at a manhole located near the center of the north property line and a single line then crosses 
southeasterly to another manhole at the edge of the freeway right of way.  

Overhead power, cable and telephone are located along both Fifth Street and Saliman Road.  
Underground water, sewer and gas are located within both the Fifth Street and Saliman Road right of 
ways. 

 

4.0 FIELD EXPLORATION 

Our field investigation was performed in September of 2016.  On September 22 and 23, fourteen test 
pits were excavated under our direction.  The test pits were excavated with a rubber-tired Case 590 
backhoe.  Representative bulk samples were taken from each test pit.  On September 28 and 29, seven 
geotechnical borings were performed utilizing an CME 55 truck mounted drilling rig.  Drilling was 
advanced by both hollow stem auger and mud rotary methods.  Samples were obtained utilizing split 
spoon samplers driven with a 140-pound hammer falling 30 inches utilizing a rope and cathead lifting 
system.  Blow counts were recorded in six inch intervals in accordance with the Standard Penetration 
Test (SPT) method, ASTM D1586.  
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Test pit and boring locations are shown on Figure 3 the Site Exploration Map.  Test pit and boring logs 
are presented in Appendix A. 

5.0 LABORATORY TESTING 

Laboratory tests were performed in accordance with the American Society for Testing and Materials 
(ASTM), or by other locally accepted test methods.  The types of tests performed are listed below:  

 Gradation Analysis   ASTM C117, D422 

 Moisture Content\Density  ASTM D2216\D2937\D1188 

 Atterberg Limits    ASTM D4318 

 R-value     ASTM D2844 

 Sulfate, Chloride, pH, and Resistivity 
     
 

Test results and descriptions of tests performed are provided in Appendix B.  

6.0 REGIONAL GEOLOGY 

The Site is located at the western edge of the Basin and Range geomorphic province.  The Basin and 
Range is characterized by north-south trending mountain ranges separated by broad valleys.  The 
valleys are down dropped relative to the mountains along boundary normal faults.  Faulting that 
resulted in the development of the Basin and Range topography occurred during the late Tertiary 
period (last 17 million years).  The faulting activity continues to the present day as evidenced by 
seismic activity which includes large earthquakes in the region from time to time.  The Sierra Nevada 
geomorphic province begins a few miles west of the Site.  The mountains in this area are locally 
referred to as the Carson Range.  The Carson Range consists of granitic rocks that intruded older 
Mesozoic (60 to 225 million years ago) to Paleozoic (225 million to 600 million years ago) sedimentary 
and volcanic rocks.  The Pine Nut Mountains are located a few miles east of the Site and include rocks 
similar to the Carson Range but also younger Tertiary sedimentary and volcanic rocks. 

The dominant fault system in western Nevada and Eastern California is the Sierra Nevada Frontal Fault 
System (SNFFS) that extends from Owens Valley to near Honey Lake.  The Genoa Fault is the name 
given to the local portion of the SNFFS.  The Genoa Fault is dominantly a single fault trace along the 
southern portion of the Carson Range within Carson Valley.  In the Carson City area (Eagle Valley), the 
Genoa Fault splits into a series of parallel faults that form a distributed fault system referred to as the 
Carson City and Kings Canyon fault zones.  Distributed fault systems are characterized as having 
several parallel faults that tend to rupture simultaneously each moving a relatively small amount 
rather than all of the displacement occurring on a single fault trace.  The Carson City fault zone and 
Kings Canyon fault zone cross through Eagle Valley approximately three and four miles west of the 
Site respectively.  Many other subsidiary faults are found within Eagle Valley as well as the Carson 
Valley to the south and Washoe Valley to the North. 

The geology of the project area is referenced from the New Empire and Carson City Geologic Map 
(Bingler, 1977, 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.  The alluvial plain deposits are on the order of 2,000 feet deep in the Eagle Valley basin 
based on geophysical data.  These deposits are described by Trexler (1977) as yellowish brown to  
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gray, stratified to poorly bedded, poorly to moderately sorted fine silty sand, sandy silt, granular 
clayey coarse sand, and minor sandy gravel.  

The local geology in the area of the project is presented as Figure 3, the Geologic Map. 

 

7.0 SOIL AND GROUNDWATER CONDITIONS 

7.1 General 

The surface soil conditions to a depth of five feet that were observed in our test pits were relatively 
consistent with the descriptions found on the Natural Resources Conservation Service (NRCS) website 
and with the descriptions in the previous investigations on and near the Site.  Soils from five feet to 
forty feet below the surface were generally consistent with the borings conducted on the Site and 
those performed for the US 395 Carson City By-pass.  Test pit and boring logs from previous 
investigations are included in Appendix C.  

7.2 Subsurface Conditions 

Natural Resources Conservation Service mapping of the Site shows five different soil units on the Site. 
The NRCS data pertains only to the top five feet of soil present.  The dominant soil units (and map 
numbers) are Bishop Loam (4), Orizaba Loam (50) and Voltaire Loam (77).  These three map units 
cover approximately eighty percent of the Site.  The remainder of the Site is covered by Jubilee Loam 
which crosses the northerly portion of the project area.  The soil map units found on the Site are 
described below and the aerial distribution is illustrated on the Soils Map, Figure 5 for reference: 
 

 Soil Unit 4 Bishop Loam, is mapped on the southerly one half of the Site.  This Soil Unit consists 
of a clay loam (CL) from 0 to 28 inches followed by stratified sandy loam to clay loam (CL, CL-
ML, ML, & SC-SM) to a depth 60 inches. 

 Soil Unit 50, Orizaba Loam, is mapped as covering approximately the center of the project 
area and extending to the easterly site boundary.  In addition, the soil unit covers the south 
west portion of the Site as well.  Soil unit 50 is characterized by an 9-inch surface layer of 
clayey loam (CL) over stratified silty sand to silty clay loam to a depth of 60 inches.    

 Soil Unit 77, Voltaire Silty Clay Loam covers the majority of the north portion of the Site and 
extends to the north westerly portion of the Site as well.  This soil unit is described as 
consisting of 18 inches of silty clay sandy (CL) over stratified loamy sand to silty clay loam (SC, 
CL), which extends to a depth of 60 inches.   

 Soil Unit 36, Jubilee Coarse Sandy Loam, is mapped as a linear (channelized) area near the 
northerly boundary of the Site.  This soil unit is described as a top layer of 20-inch thickness 
made up of coarse sandy loam (SM) over stratified coarse sand to sandy loam (SM) that 
penetrates to a depth of 60 inches. 

Based on our observations during exploration activities at the Site, the soils observed in our test pits 
were relatively consistent with the NRCS descriptions for the top five feet.  Site soils to the total depth 
explored consisted of stratified layers of clay, clayey sand and sands.  The soils classified per the USCS 
as lean clay (CL), clayey sand (SC) silty sand (SM), poorly graded sands (SP), well graded sand (SW) as 
well as sand layers with low fines content requiring dual classification.  Soils were generally denser 
and more granular with depth to approximately 20 feet below the existing surface.  Stiff lean clay 
layers were present at depths from approximately 20 to 40 feet below the surface.  
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7.3 Groundwater 

Groundwater was encountered in most of the test pits that we excavated and each of the borings. 
Depth to groundwater ranged from approximately four feet to 14 feet below the existing surface.  The 
shallowest groundwater depths were found in the northwest corner of the Site.  Depth to 
groundwater generally increased to the south.  Based on the boring logs the shallow water levels 
appear to be perched water associated with thin clean to silty sands resting on or within clay layers.  
Sand layers with mottling were observed from one to two feet above the static levels recorded in the 
test pits and borings.  Based on our experience in the area of the project we would estimate seasonal 
high groundwater levels to be as little as three feet below the surface in the northwest corner of the 
Site.  For the northerly-half of the Site high groundwater levels are estimated to be from six to seven 
feet below the surface.  For the entire southerly portion of the Site (south of the water transmission 
line) high groundwater levels range from approximately eight to ten feet below the surface.  

Fluctuations in the level of groundwater may occur due to variations in rainfall, temperature and 
climatic factors.  Groundwater is anticipated to flow to south to southeast in the project area.  East of 
Fairview Drive the groundwater flow is inferred to turn to the northeast toward the Carson River.  

8.0 GEOLOGIC HAZARDS 

8.1 Active Faulting 

Carson City is located near active faults which are capable of producing significant ground motions 
due to seismic events.  Figure 6, the Fault Map for the Site vicinity shows the distribution of active 
faults in the area.  Based on the U.S. Geological Survey (USGS), 2008 Quaternary fault and fold 
database for the United States; http//earthquake.usgs.gov/regional/q.  Faults considered active for 
the type of development planned are located near the project site.  The nearest faults to the Site are 
located approximately one-quarter mile north of the Site.  Based on the USGS data and the New 
Empire Earthquake Hazards Map (Nevada Bureau of Mines and Geology, 1979) no faults have been 
mapped across the Site nor was any evidence of faulting observed in the field.  The risk of fault ground 
rupture at the Site is considered low. 

Strong seismic shaking is considered likely during the life of the project.  Ground shaking intensities 
for design considerations should be governed by seismic events occurring along the base of the 
Carson Range on the Kings Canyon fault zone and Southern Washoe Valley fault zone.  Faulting along 
the Carson Range has been evaluated by the Nevada Bureau of Mines and Geology to be capable of 
producing earthquake Richter Magnitudes on the order of 7.0 with peak ground accelerations as high 
as 2.0 g.  These values are equivalent to Modified Mercalli Intensities of X or greater. 

The seismic risk due to shaking at the Site is not considered significantly greater than that of the 
surrounding developments and the Carson City area in general.  We recommend that seismic design 
of the structures be performed in accordance with the latest version of the International Residential 
Code (IRC) or the International Building Code (IBC) as appropriate.  Site-specific IRC and IBC 
geotechnical seismic design parameters are presented in Section 9.2 of this report.   

8.2 Liquefaction  

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 such as sand boils and lateral spreading, loss of bearing capacity and settlement 
of structures.  Conditions required for lateral spreading include laterally continuous liquefiable 

file://///rci/files/lab/3Gary's%20Working%20Files/RCI%20GEOTECH%20PROJECTS/16-174.1Lompa%20Ranch%20Geot/Text/Lompa%20Ranch%20Geot%20draft%2010-14rev2-2016.docx
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layer(s) and gently sloping terrain.  In particular, geometries with a “free-face”, such as a river or creek 
banks are susceptible to lateral spreading.  Liquefaction generally is restricted to within 50 feet of the 
surface due to confining pressures.   

Groundwater is estimated to be at from as little as three to 15 feet below the surface (excluding 
seasonally perched layers) in the vicinity of the Site.  Boring data on and adjacent to the Site indicates 
that there are only a few thin sandy layers that may be susceptible to liquefaction which are typically 
sandwiched between cohesive not liquefiable layers.  

We performed liquefaction analyses utilizing the methods of Seed and Idriss (1982), with Tokimatsu 
& Yoshimi and with the methods of Youd, and Idriss, (2001).  Based on our analyses and Black Eagle 
Consulting (BCE) analysis along the east side of the Site, liquefiable layers are thin and discontinuous 
and for the most part confined by cohesive layers or dense sands that are not considered liquefiable.  

Using a worst case scenario, we estimate that liquefaction on the Site would result in settlements 
ranging from two to four inches.  This conclusion is in general conformance with the BCE analysis. 

The majority of the Site has a surface clay layer which will help to bridge any liquefaction settlement 
effects.  Additional engineered fill placed on the Site for flooding consideration will further enhance 
the bridging effects.  Sands at deeper levels are generally dense to very dense and not considered 
susceptible to liquefaction.  Due to the flat lying nature of the project area, the potential effects of 
liquefaction are typically realized as settlement of a few inches over broad areas rather than 
differential settlements across short distances.  Settlements of this magnitude are not considered a 
life-safety issue due to building collapse for the type of residential and commercial structures being 
considered.  Some building and utility damage can be anticipated during a large earthquake as would 
be expected for similar developments in Carson City and the region.  Therefore, we do not 
recommend any specific mitigations for liquefaction on the Site.  Should any critical facilities such as 
a fire station or essential medical facility be considered on the Site we recommend a site specific 
liquefaction investigation be performed.  

8.3 Landslides and Slope Stability 

No landslides were observed at the Site or on adjacent areas that may affect the Site.  We do not 
consider the potential for land sliding to be a hazard to this project area provided that the grading 
recommendations provided are strictly adhered to.  

8.4 Expansive Soil 

Lean clay soils were identified on a large portion of the Site during our investigation with low to 
moderate expansion potential.  Although expansion pressures are low, due to the fine grained nature 
these surficial soils, there is a moderate to high potential for frost heaving of pavements and flatwork 
placed over them.  Overexcavation of these soils in foundation, flatwork and pavement areas is 
described within Section 9 of this report.  Good drainage away from pavements and flatwork is 
essential to mitigating frost heave potential.  

8.5 Flooding 

Historically, the entire Lompa Ranch area was part of the Kings Canyon and Goni Canyon flood plains 
as shown on the 1953 Aerial Photograph, Figure 7.  Surface waters that emanate from the Kings 
Canyon drainage cross the Site along Fifth Street and from storm drain channels that outlet on the 
property on the north side of Carson High School.  Numerous shallow flood irrigation ditches also 
cross the Site.  The Goni Canyon drainage has been channelized along US 395 and outlets into a 
wetland area that was enhanced during the freeway construction.  
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FEMA has mapped almost all of the Site as within Flood Zone AE or areas within the 100-year flood 
where flood elevations have been determined.   A small area of the Site is mapped as Flood Zone AO 
which indicates areas with from 1 to 3 feet of flood depth.  The Flood Map is presented as Figure 8.  

Mitigation for flooding is generally to raise the Site such that finish floor elevations are a minimum of 
one foot above the flood elevation.  Finish floor elevations for raised floor construction is the 
elevation of the crawl space per FEMA. 

9.0 CONCLUSIONS AND RECOMMENDATIONS 

9.1 General 

Our conclusions are based on our investigation conducted in September of 2016, review of previous 
geotechnical reports for areas on and near the Site and our local experience.  

9.1.1 Based on the results of our investigation, the Site is geotechnically well suited for the 
proposed residential and commercial uses, provided the recommendations presented herein 
are implemented in the design and construction of the project. 

9.1.2 Our field investigation indicates that soils on the Site are characterized by stratified layers of 
lean, sandy clay, clayey sand, silt, silty sand, poorly graded sand, and well graded sand.  The 
majority of the Site is covered by from three to six feet of soft to very stiff, lean clay.  Moist 
to saturated, medium dense to dense, thin sand layers are present in the range of 
approximately six to twenty feet below the surface.  Below approximately 20 feet, stiff to 
hard, moist to saturated lean clay is present with occasional thin loose to dense, sand layers. 

9.1.3 Shallow groundwater, less than five feet from the surface is present on the northerly portion 
of the Site.  Depth to groundwater on the Site increases to the south to between 9 and 12 
feet below the surface.  High groundwater depths are estimated to range from one to two 
feet above the levels encountered.  

9.1.4 Potential seismic hazards at the Site will likely be associated with possible moderate to strong 
ground shaking from an event along the regional active faults.  No faults are known on the 
Site and therefore the risk of fault rupture is considered very low.  Structures should be 
designed in accordance with 2012 IBC Seismic requirements.  

9.1.5 The liquefaction potential for the area of the Site to be developed is estimated to be moderate 
but to only effect thin sandy layers.  Only minor settlements on the order of a few inches over 
broad areas are estimated based on the worst case scenario.  Therefore, we do not 
recommend any liquefaction mitigation for the development of the Site for the proposed 
residential and commercial uses.  

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

9.2 Seismic Design Criteria  

The Site is located near faults capable of generating strong seismic shaking during the life of the 
project.  The project area should be considered Site Class D or “Stiff Soil” as defined by the 2012 IBC. 
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The following table summarizes site seismic design criteria obtained from the 2012/15 IBC though the 
USGS Seismic Design Maps website http://earthquake.usgs.gov/designmaps/us/application.php. 

TABLE 9.2 
IBC SEISMIC DESIGN PARAMETERS 

Parameter Factors IBC Reference  

Site Class D Table 20.3-1 (2010 ASCE-7)  

Spectral Acceleration 
Ss = 2.449 

S1= 0.874 

Figure 1613.3.1(1) 

Figure 1613.3.1(2) 

Seismic Coefficient, Fa Fa = 1.0 Table 1613.3.3(1) 

Seismic Coefficient, Fv Fv = 1.5 Table 1613.3.3(2) 

Adjusted Spectral Response 

SMS, SMl 

SMS = 2.449 

SMl = 1.310 

Equation 16-37 

Equation 16-38 

Design Spectral Acceleration 
SDS, SD1 

SDS = 1.633 

SD1 = 0.874 

Equation 16-39 

Equation 16-40 

 

9.3 Soil Handling and Excavation Characteristics  

9.3.1 Based on the results of our investigation, the Site is geotechnically well suited for the 
proposed construction and related infrastructure provided the recommendations presented 
herein are implemented in the design and construction of the project. 

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

9.3.3 Excavated native granular soils, free of organic matter or debris, generated from cut 
operations, after clearing and grubbing is complete, are anticipated to be suitable for use as 
engineered fill.  Excavated native clay rich soils are not suitable for structural fill but may be 
utilized for common fill or in landscaping areas.  

9.3.4 Where structural fill material is required, it should meet the Standard Specifications for Public 
Works specifications (304.03).  Structural fill is defined herein as all fill within two feet laterally 
outside of building perimeter foundations.  In addition, all fill placed beneath pavement 
sections should also be considered structural.  Import structural fill material where required 
should be certified within the past year for public works usage or sampled and approved by 
RCI prior to its transportation to the Site. 

9.3.5 Temporary excavations, such as utility trench sidewalls excavated within undisturbed native 
soils or structural fill should remain near-vertical to depths of at least four feet.  Some minor 
sloughing should be expected within some of the cleaner surficial sand lenses or during 
periods of high precipitation.  Native granular soils within ten feet of the existing surface 
should be considered Soil Type C by OSHA Standards.  Native clay soils should be considered 
OSHA Type B soils.  If the contractor is uncertain about the soil designation the Engineer 
should be contacted or the more conservative approach utilized by treating the excavation in 

http://earthquake.usgs.gov/designmaps/us/application.php.
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question as Soil Type C.  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. 

9.4 Grading – General, Site Preparation 

9.4.1 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.  

9.4.2 Site preparation should begin with the removal of trees, brush, organic matter 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 2 to 4 inches, depending on location.  Material generated during 
stripping is not suitable for use in structural areas but may be placed in landscaped or other 
non-structural areas if deemed suitable for the specific application. 

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

9.4.4 All references to relative compaction and optimum moisture content in this report are based 
on the ASTM D1557-02 Test Procedure. 

9.4.5 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 RCI 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 such as geosynthetic fabrics or grids, rock stabilization layers 
and soil chemical treatments may be appropriate depending on the situation.  Consultation 
with us is crucial for expedient and appropriate mitigation. 

9.5 Grading – Building Pads 

The following discussion and recommendations are intended for mass grading of structural areas and 
finish grading for foundation, driveway areas, and flatwork.  Due to the lack of a grading plan at the 
time of this report these recommendations are subject to review prior to plan submittal to Carson 
City.  

9.5.1 Building pad areas or in soil areas to receive fill, should be scarified to a depth of 8 to 10 inches 
and granular soils compacted to at least 90% relative compaction near optimum moisture 
content.  In areas to receive structural fill where clay layers are present, the soils should be 
scarified to a depth of 8 to 10 inches and compacted to from 85% to 90% relative compaction 
at from one percent under to three percent over optimum moisture content.  

9.5.2 Structural fill should then be compacted in horizontal layers and brought to final subgrade 
elevations.  Structural fill should be placed in level 8-inch loose lifts.  Each lift should be 
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moisture conditioned at or near optimum moisture content and then compacted to a 
minimum of 90% relative compaction. 

9.5.3 The cut portion of cut-fill transition building pads or pavements should be undercut at least 
one foot vertically for five feet laterally into the cut face from the point of transition and 
replaced with properly compacted structural fill.  Where cut and fill soil slopes are required 
they should be constructed at a maximum gradient of 2:1 (horizontal to vertical).  

9.5.4 Fills placed on slopes greater than 5H:1V, if any, should be keyed into the native slope.  Keys 
should be constructed no more than five vertical feet in height and a minimum of six feet 
wide.  If cobble rock fills are required, the Engineer should be contacted for specific 
recommendations relative to the maximum size of rock to be placed and performance criteria 
for compaction. 

9.6 Grading – Underground Utilities 

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

9.6.2 Trench backfill above the pipe zone should meet Orange Book Class E backfill requirements 
at a minimum and be compacted to a minimum of 90% relative density in structural areas and 
a minimum of 85% in landscape areas.  

9.6.3 Underground utility trenches within structural areas (building pads and streets) should be 
backfilled with properly compacted material.  Granular material excavated from the trenches 
should be adequate for use as backfill provided it 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.  Native clay soils will not 
be suitable for backfill due to their high fines content and significant backfill importation 
should be planned for. 

9.6.4 Wet trench conditions should be planned for especially on the northerly portion of the Site. 
Deep utility installations over approximately ten feet on the southerly portion of the Site are 
also likely to encounter groundwater or the effects of the capillary fringe just above the 
groundwater level.  Importation of gravel bedding and backfill should be considered during 
project planning.  The use of trench shields or shoring should also be planned for.   

9.7 Grading – Pavement and Flatwork Areas 

9.7.1 Pavement and flatwork subgrade areas underlain by native soil materials should be scarified 
to a depth of 8 to 10 inches and moisture conditioned at or near optimum moisture content.  
The upper six inches of pavement subgrade soils should be compacted to a minimum of 90% 
relative compaction at or near optimum moisture content.  Where pavement or flatwork 
areas will be underlain by the weathered bedrock, the surface need not be scarified and 
compacted if cut “neat” and all loose material has been removed.  A minimum of 4 inches of 
compacted aggregate base should be placed over the surface to act as a leveling course.  

9.7.2 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. 
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9.7.3 Aggregate base used to support pedestrian and vehicular pavements should be compacted 
to a minimum of 95% relative compaction 

9.8 Preliminary Foundation Design Criteria 

The following foundation information is intended to provide project design criteria.  When final 
grading plans are prepared they should be reviewed by the Geotechnical Engineer and 
recommendations amended if or as necessary.  

9.8.1 Conventional foundations should consist of continuous perimeter strip footings and isolated 
interior spread footings.  Minimum strip footing width should not be less than 12 inches; 
isolated spread footings should be at least 18 inches’ square.  The structural engineer should 
determine if tie beams are required based on the estimated differential settlements. 

9.8.2 Perimeter footings should extend at least 24 inches below lowest adjacent exterior grade 
bearing on compacted native soils, bedrock or structural fill.  Interior footings should extend 
at least 8 inches below lowest adjacent grade.  These embedment recommendations are 
crucial for frost protection, to develop bearing capacity, to inhibit surface water intrusion into 
crawl spaces and to provide lateral force resistance.  Final surface grading should provide for 
positive drainage away from the structure per the 2012 IBC.  Footing and foundation backfill 
should be compacted to at least 90% below paving, concrete slabs or flatwork.  In landscaped 
areas only, compaction of the top foot of exterior foundation backfill may be reduced to a 
minimum relative density of 85%. 

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

9.8.4 Shallow foundations proportioned as recommended above may be designed based on the 
following preliminary allowable bearing capacities: 

TABLE 9.8.4 
ALLOWABLE BEARING CAPACITY/LATERAL BEARING/COEFFICIENT OF FRICTION 

Soil Type 
On- Compacted Native 

Soil 
On 12 -inches of 

Structural Fill 

Lean Clay or Clayey Sand (CL, SC) 1,500 psf/100 psf/0.20 2,000 psf/200 psf/0.35 

Sands (SM, SW, SP or 
combination thereof) 

2,000 psf/300 psf/0.35 2,500 psf/300 psf/0.35 

Note: Additional bearing capacity may be achieved based on greater width or depth of embedment of the 
footing. Contact the Engineer for analysis and recommendations for those specific cases.  

 

9.8.5 Total and differential settlements of footings under the recommended allowable bearing 
capacities is estimated to be less than one inch and three-quarters inch respectively.  

9.9 Retaining Walls 

Allowable bearing capacities for retaining wall foundations may be assumed as indicated in Table 
9.8.4 above.  Earth pressures are dependent on the backfill and should be considered on a case by 
case basis.  However, for preliminary planning of retaining walls less than eight feet tall and assuming 
structural fill backfill at least three feet behind the wall the values in Table 9.9 are recommended.  
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TABLE 9.9 
PRELIMINARY EARTH PRESSURE VALUES FOR RETAINING WALLS 

Passive Pressure At Rest Pressure Active Pressure 

360 psf/f 55 psf/f 35 psf/f 

 

Positive drainage is essential behind any earth retaining structure to prevent the backfill from 
becoming saturated.  Saturated backfill can result in significant (a factor of 2 or more) increases in the 
lateral wall pressures above the previously recommended values.  Positive drainage for retaining walls 
should consist of a vertical layer of permeable material positioned between the retaining wall and the 
soil backfill.  The permeable material may be composed of a composite drainage fabric, or a natural 
permeable material, such as coarse sand or pea gravel at least 6 inches in thickness, with a synthetic, 
geotextile filter fabric between it and the soil backfill.  

Final plans for retaining structures should be submitted to RCI for review to ensure that the 
generalized recommendations above are appropriate to the specific wall being designed.  

9.10 Slabs-on-Grade 

9.10.1 Conventional concrete slab-on-grade floors are suitable for the building pads prepared as 
recommended in Section 9.5.  A minimum 10-mil-thick vapor retarder meeting ASTM E1745-
97 Class C requirements may be placed below the slab where interior moisture is considered 
undesirable.  The vapor retarder may be covered by an optional 2-inch layer of medium sand 
as a cushion.  To reduce the potential for punctures, a higher quality vapor retarder (15 mil, 
Class A or B) may be used.  The vapor retarder, if used, should extend to the edges of the slab, 
and should be sealed at all seams and penetrations.  Slabs should be underlain by a minimum 
of 4 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. 

9.10.2 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. 

9.10.3 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. 

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

9.10.5 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.  
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9.10.6 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. 

9.10.7 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.   

9.11 Pavements 

 The following discussion and preliminary paving sections are based on our experience with similar 
projects in the area and our knowledge of the soils in the area of the Site.  A traffic study or detailed 
site layout would be required for final street sections to develop Average Daily Traffic (ADT) numbers 
for input into the design calculations. 

9.11.1 Pavement sections are intended for on-site parking and driveway use only.  Pavement 
sections are based on Carson City Design Standards and Asphalt Institute recommendations 
for parking areas subject to automobile and truck traffic (IS 182).   

9.11.2 It is recommended that the use of AC 64-28NV (polymerized asphalt oil) be considered as we 
have found that it substantially reduces cracking due to thermal stresses prevalent in the 
freeze thaw environment of this area.  The savings in long term maintenance of the pavement 
including crack sealing is in our opinion worth the extra expense. However, this asphalt oil 
recommendation should be considered optional in that it is relative to frequency of 
maintenance only and does not affect structural calculations.  

9.11.3 The following preliminary Asphalt Concrete (AC) pavement sections are recommended for 
design to establish subgrade elevations for local streets, parking and driveways.  

TABLE 9.11.3 
PRELIMINARY AC PAVEMENT SECTIONS 

Facility 
AC Thickness 

(inches) 
AB Thickness 

(inches) 
Sub-base Thickness for 

Areas of Clay Subgrade* 

Local Streets 3.0 6.0 8.0 

Collectors 4.0 8.0 6.0 

Parking Lots Subject to 
Automobile Traffic Only 

3.0 6.0 6.0 

Parking Lot Drive Isles or 
Dumpster Areas 

4.0 6.0 6.0 

*Note: Clay Subgrade is defined as Areas having R-values below 45.  

 

9.11.4 If Portland Concrete Cement (PCC) driveways or trash enclosures are required, they should 
be constructed as shown in Table 9.11.4 below.  
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TABLE 9.11.4 
PCC PAVEMENT SECTIONS 

Alternate PCC Thickness (inches) AB Thickness (inches) 
Sub-base Thickness for 

Areas of Clay Subgrade* 

Automobile Parking 
Areas and Driveways 

5.0 8.0 6.0 

Areas Subject to Semi 
Truck Traffic or 
Dumpster Areas 

6.0 8.0 6.0 

 *Note: Clay Subgrade is defined as Areas having R-values below 45. 

 The minimum compressive strength (28 day) should be at least 3000 psi and meet the 
requirements stated in section 9.9 as appropriate for exterior concrete.  Traffic on the slab 
should be avoided until at least 80% of the design strength has been verified by testing.  

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

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

9.12 Site Drainage 

9.12.1 Adequate drainage is crucial to reduce the potential for differential soil movement, erosion 
and subsurface seepage.  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.  

9.12.2 Soil slopes constructed steeper than recommended in Section 9.5.4 or where subject to 
concentrated flows in excess of 3 feet per second should be stabilized with riprap, slope 
netting or other mechanical methods as designed by the project Civil Engineer. 

9.12.3 Temporary erosion control during construction should be as per the approved storm water 
pollution prevention plan (SWPPP).  

9.12.4 Landscape irrigation should be kept at least three feet away from all building foundations. 
We recommended that drip irrigation be installed near foundations wherever feasible. 

9.12.5 An interceptor ditch or drain should be constructed at the top or bottom of the cut slopes for 
roads or buildings.  

9.12.6 Under no circumstances should water be allowed to pond adjacent to footings.  
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9.13 Anticipated Construction Difficulties  

9.13.1 Depending on the time of year and precipitation events, surface clay soils may be soft and 
difficult to moisture condition or to dry out sufficiently for compaction.  These conditions may 
also result in the need for tracked equipment to traverse the Site effectively.  

9.13.2 Underground utility installations are likely to encounter groundwater on the northerly portion 
of the Site.  Deep utility installations (over ten feet from the surface) are likely to encounter 
groundwater or the effects therefrom.  

9.13.3 Dewatering may be necessary during wet periods or for utility vault construction.  

9.13.4 During dry periods, the native fine grained soils are a concern for the capability to produce 
large amounts of fugitive dust.  Dust control palliatives should be considered depending on 
seasons of construction and amount of acreage exposed.  Aggressive watering may be 
sufficient if amount of exposed area is limited by phasing or staging of construction. 

10.0 CLOSURE 

10.1 Grading Plan Review 

RCI should review the grading plans and details prior to final design submittal to determine whether 
additional analysis and/or recommendations are required.  Pavement sections for public streets will 
need to be addressed when ADT data is available.  Should post tensioned slabs-on-grade be 
considered, additional laboratory analyses would be required to provide design parameters. 

10.2 Limitations and Uniformity of Conditions 

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

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

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 due to natural processes or the works 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. 
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APPENDIX A 
 

FIELD INVESTIGATION 
Our field exploration was performed on September 2016 and consisted of excavating 14 test pits and 
advancing 7 borings.  The test pits were excavated with a rubber-tire backhoe. Borings were 
completed using both hollow stem auger and mud rotary techniques. The soil conditions encountered 
in the test pits and borings were visually examined, classified, and logged in general accordance with 
the Unified Soil Classification System.  Upon completion of sampling and logging, the test pits and 
bore holes were backfilled with native soil.  Re-compaction of test pit backfill may be required during 
site grading.  Locations of the test pits and borings are presented on the Site Exploration Map, Figure 
3. 



























 

 

APPENDIX B 
 

LABORATORY TESTING 
Laboratory tests were performed in accordance with generally accepted test methods of the 
American Society for Testing and Materials (ASTM) or other suggested procedures. 
 

The remaining soil samples are stored in our laboratory for future reference and analysis if needed. 
Unless notified to the contrary, all samples will be disposed of 60 days from the date of this report. 
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