
STAFF REPORT FOR GROWTH MANAGEMENT COMMISSION MEETING DECEMBER 20, 
2022 
 
FILE NO:  GM-2022-0504 AGENDA ITEM: 6.B 
 
STAFF CONTACT:  Heather Ferris, Planning Manager 
 
AGENDA TITLE:  GM-2022-0504 For Possible Action:  Discussion and possible action regarding 
a request from Carson City Holdings, LLC (“Applicant”) for approval of a daily water usage above 
15,000 gallons per day for a proposed congregate care facility on property zoned Retail 
Commercial (“RC”), located at 4500 North Carson Street, Assessor’s Parcel Number (“APN”) 007-
531-26.  (Heather Ferris, hferris@carson.org) 
 
STAFF SUMMARY:  The Applicant is proposing a congregate care facility and is requesting an 
average daily water usage of 15,700 gallons.  Growth Management Commission review and 
approval is required for any commercial use that uses more than 15,000 gallons of water per day.   
 
RECOMMENDED MOTION:  I move to approve GM-2022-0504 based on the findings and subject 
to the conditions of approval included in the staff report. 
 
VICINITY MAP: 
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RECOMMENDED CONDITIONS OF APPROVAL: 
 
1. The Applicant must sign and return the Notice of Decision within 10 days of receipt of 

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

2. The Applicant shall comply with all conditions of approval associated with the Special Use 
Permit (“SUP”) (LU-2022-0326). 

 
3. The approval of this Growth Management approval shall expire with the SUP (LU-2022-

0326). 
 
LEGAL REQUIREMENTS:  CCMC 18.12.070 (Growth Management, Commercial and Industrial 
Permits) 
 
MASTER PLAN DESIGNATION:  Mixed Use Commercial (“MUC”) 
 
ZONING DISTRICT:  Retail Commercial (“RC”) 
 
DISCUSSION:  Per Carson City Municipal Code (“CCMC”) 18.12.070 the Board of Supervisors 
(“Board”) will determine, annually, the maximum daily water usage threshold for commercial and 
industrial building permits.  In the event a commercial or industrial use exceeds the amount set 
by the Board, an applicant must apply for review and approval by the Growth Management 
Commission.  The Commission may approve, approve with conditions or deny the request on the 
basis of the effect of the project on the City’s essential resources.   
 
On July 15, 2021, the Board adopted Resolution 2021-R-23 establishing an average daily water 
usage in excess of 15,000 gallons as the threshold for Growth Management Commission review 
and establishing criteria for decision making for commercial and industrial building permits. 
 
Per CCMC the Commission must base its decision on the following: 
 

(1) The quantity of water consumed by the use for which the building is constructed 
compared to the availability of water. 

(2) The ability of the city to deliver water service to the structure. 
(3) Other effects of water usage; and/or 
(4) The ability of the city’s sewage disposal system to handle the quantity of 

wastewater generated, including the composition of wastewater and the ability of 
the system to carry the wastewater for treatment.  

 
Per Resolution 2021-R-23, in considering applications the Growth Management Commission 
must first find that the use utilizes water conservation measures and techniques.  If that finding is 
made, the Growth Management Commission must consider if the use will promote health, welfare, 
safety or quality of life; create quality jobs; or promote recreation and tourism. 
 
Quantity of water consumed compared to availability of water & ability to deliver water 
Carson City has established a threshold for average daily water usage for commercial and 
industrial projects of 15,000 gallons of water per day (“GPD”), above which an applicant is 
required to obtain approval from the Growth Management Commission prior to the issuance of a 
building permit. The Applicant is proposing a congregate care facility and is requesting an average 
daily water usage of 15,700 gallons. 
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The City maintains a water model that utilizes the Master Plan designations on a parcel basis to 
determine the overall water demand in the City.  This helps the City to understand water demand 
at build out.  According to the City’s water model there is sufficient capacity to serve this project 
without detrimental impacts to the City system or other surrounding properties. 
 
Engineering staff has provided comparison data which shows that the proposed congregate care 
facility estimates using a similar amount of water per bed as other similar facilities in the city.  The 
proposed facility estimates water usage at 44.1 gallons per day per bed equivalent to 36.9 Water 
Equivalent Residential Customers.   The comparison data identifies four similar businesses in the 
City with the low average daily water usage being 3,179 gallons per day or 38.3 gallons per bed, 
and the high being 5,328 gallons per day or 54.4 gallons per bed.  
 
The Development Engineering Division of the Carson City Public Works Department 
(“Development Engineering”) has reviewed the information submitted by the Applicant and 
conferred with Public Works.  Staff finds there is sufficient capacity to serve this development.  
 
Quantity of wastewater generated and ability to treat 
According to the City’s sewer model there is approximately 1,216 feet of sewer main in College 
Parkway that is at capacity.  A sewer pipe is considered to be at capacity or “full” when it reaches 
50% of its maximum capacity as measured by the maximum depth of flow to pipe diameter (“d/D”). 
This main is 12 inches in diameter with a depth at peak flow that varies from about 51% to 54% 
full (d/D).  The project in question will increase the depth by about 1%.  The sewer main can easily 
accommodate 60% full with no anticipated issues.  Also, some of the depth in the sewer model is 
future projected flow based on projects that have not been constructed yet.  The City estimates 
that the actual flows will reach these future estimated flows in approximately 5 years.  The City 
plans to replace the College Parkway main in 5 to 10 years, but the main is being closely 
monitored and the main may be replaced sooner if conditions change.  Staff is recommending a 
condition of approval requiring the project to pay a pro rata share to contribute to the estimated 
cost of the upgrade based on the requested average 15,700 gallons per day water usage. The 
estimated pro rata share contribution based on the current sewer demand estimate is $43,580. 
 
Other Effects of Water Usage 
Part of the other effects of water usage includes the opportunity cost.  The City’s water resources 
are not infinite.  With that in mind, the engineering staff provides the Commission with the water 
equivalent residential customer value.  If water is assigned to Use A, it will not be available to Use 
B. As noted above, the proposed facility estimates water usage at 44.1 gallons per day per bed 
is equivalent to 36.9 Water Equivalent Residential Customers. 
 
Policy Criteria from Resolution 2021-R-23 
Specific policy criteria relative to commercial and industrial water demands has been included in 
Resolution 2021-R-23 adopted by the Board of Supervisors on July 15, 2021.  As noted above, 
the criteria require the Growth Management Commission to make the following findings in the 
affirmative, in order to approve water use in excess of 15,000 gallons per day: 
 
1. The use utilizes water conservation measures and techniques; and 
 
The Applicant proposes the use of low flow water fixtures and the use of sink faucets with 
automatic shut-off valves.  Outdoors, the Applicant proposes the use of landscaping materials 
that will utilize less water and water with drip irrigation.  The pool and spa will be indoors with 
retractable covers which will help to reduce the amount of evaporation loss.  The Applicant 
estimates the actual realized water use will be lower than the proposed 15,700 gallons per day; 
however, 15,700 gallons per day is being proposed as a conservative estimate based on the 
average use of existing facilities in the City.  Staff is recommending a condition of approval for the 
project requiring future water use to be reported which would ensure that future water use is within 
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the range proposed.  If it is in excess of the range proposed, a new Growth Management approval 
will be required. 
 
2. The use will promote health, welfare, safety, or quality of life; or create quality jobs; 

or promote recreation and tourism. 
 
The proposed use is a congregate care facility, providing care to individuals who can no longer 
care for themselves.  The Applicant notes that the facility will work to continually train their 
caregivers to provide a healthy and safe environment to help improve the quality of life for their 
residents and they will ensure compliance with all state and local regulations related to such 
facilities.  Additionally, the Applicant notes the facilities proximity to Carson-Tahoe Hospital in the 
event of an emergency for one of the residents.  The Applicant also advises of their plans to 
provide multiple quality jobs, including life and health insurance, continuing education and on-site 
housing for employees. 
 
Based on the materials submitted staff is able to make these findings in the affirmative and is 
recommending approval subject to the conditions of approval. 
 
Attachments: 

• Application GM-2022-0504 
• Water Use Application Form for GM-2022-0504 































 
 
 

P.O. Box 18871 
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December 7, 2022 
 

 
Carson City Public Works Department 
ATTN:  Stephen Pottéy, P.E. 
spottey@carson.org 
775-283-7079 
 
 
Attention:  Mr. Stephen Pottéy, P.E.  
 
Subject: ADDENDUM LETTER NO. 3 FOR WATER MAIN ANALYSIS FOR OASIS ASSISTED 

LIVING 
4500 N Carson Street 
Carson City APN 007-531-26 
File No: 2284.001-B 

 
 

Mr. Pottéy, 
 
This letter is intended to serve as a third addendum letter to the Water Main Analysis for Oasis 
Assisted Living dated and Stamped October 3, 2022.  A first addendum letter was written and 
dated 10/14/2022, and a second addendum letter was written and dated 10/17/2022.  This letter 
supersedes and replaces the previous addendum letter dated 10/17/2022.  Key changes include:  
 

 Calculations updated 
 
Based on review and feedback from Carson City, I was told that additional information is required to 
determine peak water usage for this project (Oasis Assisted Living, a 356 maximum bed assisted living 
facility to be located at 4500 N Carson Street). 
 
I reached out to IMEG Corporation who performed the water fixture count for the project (Attachment 3 
of the Water Main Analysis).  I spoke with Richard of IMEG Corporation (775-374-5684).  He identified 
that the 279.6 TOTAL GPM flow on the fixture unit count was all fixtures running simultaneously.  My 
original water main analysis mistakenly identified this as the peak flow, however, the peak flow will 
realistically be much less than this. 
 
In order to determine peak flow and average daily flow, we will use the water fixture count and adjust it 
based on realistic maximum use.   
 
Based on discussions with the applicant, there will be one caregiver for every six residents.  These 
residents will likely not be able to function, let alone perform bathing and bathroom functions without 
assistance.  Many will be in their beds and will have catheters, and will not perform standard bathroom 
and daily hygiene functions without the assistance of their caregiver.   Additionally, residents won’t sit in 
the bath or shower for long periods of time.  Standard cleaning schedules are very brief showers (1 to 2 
minutes) twice a week.  Most of the caregiver’s time is spent assisting with changing, medication, 
helping movement, and taking medical readings.  A very small portion of their time in the room is 
running water fixtures.   Accordingly, not all nurses will be running water fixtures at the same time.  If 
we assume that at peak demand, half of all nurses will be running water fixtures at a given time, we 
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come to a Peak Water Demand of 23.3 gpm.  (279.6 gpm of all fixtures running at once / 6 nurses per 
patient / 2 [half of all nurses running water] = 23.3 gpm peak demand). 
 
If we then take the 23.3 gpm Peak Water Demand, and divide by a factor of 3 (Standard for Carson 
City), we arrive at an average water use of 7.77 gpm.  7.77 gpm x 24 hours in a day x 60 minutes in an 
hour = 11,188.8 gallons per day estimated daily usage for this project.  Divided by the maximum 356 
beds for this project, this comes to an average daily water use demand of 31.4 gallons per resident per 
day.  This seems like a reasonable number for average daily usage per resident of the assisted living 
facility. 
 
As a check, I researched to see if there is another assisted living facility which we could compare water 
usage to.  I identified Sierra Place Senior Living located at 1111 W College Pkwy (Carson City APN 
007-462-01) as a comparable source.  I reached out to Carson City utilities billing who provided water 
usage quantities in thousands of gallons (See Attachment to this letter).  Based on review of provided 
data, this comes to an average monthly demand of 161,000 gallons per month, or 5,322 gallons per 
day.   Based on the 120 unit location, this comes to 44.35 gallons per day per room.     
 
This amount is close, but more than the 31.4 gallons per day per room estimated per person based on 
the fixture unit count.  However, typically as more rooms are added, your average demand goes down 
per room.  Additionally per discussions with the applicant, the 356 beds is a maximum theoretical value.  
Rooms and living spaces will be modular, with families electing to provide their loved ones with larger 
living areas at additional costs.  Realistically closer to 300 beds would be more realistic to what we can 
expect to see for a true number of residents at Oasis Assisted Living.  I would like to note that Sierra 
Place Senior Living was built in 1997 and likely has many fixtures that use substantially more water 
than current low flow and water saving fixtures to be installed in the new Oasis Assisted Living Facility.  
However, in order to be conservative, we will take the average of the estimated daily demand from the 
fixture unit count for Oasis Assisted Living and the estimated daily demand from Sierra Place Senior 
Living (located at 1111 W College Pkwy).  If we take the average of the 31.4 gallons per day per room 
from the fixture count, and the 44.4 gallons per day per room from Sierra Place Senior Living, it results 
in an estimated 37.9 gallons per resident per day.  This calculates to an average daily water demand of 
13,492 gallons (based on maximum theoretical of 356 beds).  This number is intended to account for all 
domestic use associated with the residents, to include kitchen facilities, maintenance, and washing of 
clothes and linens.  I think this is a reasonable value of expected domestic water usage, as the number 
of residents increases, typically individual water usage decreases. 
 
Based on initial discussions with the Architect, we are looking at the following quantities of landscaping: 
 

 70 Large Shade Trees 
 700 Shrubs 
 5,000 square feet of turf (artificial turf) 

 
If we assume 12 gallons per hour trip system per tree, and 2 gallons per hour drip system per shrub, 
this comes to a demand of 2,240 gph.  If we assume a 30 minute run time for drip irrigation three days 
a week, this comes to 480 gallons per day (on average) for drip system irrigation.   
 
The 5,000 proposed square foot putting green will be artificial turf and will require no water usage. 
 
The applicant is proposing a 12 unit apartment building on site to house caregivers.  It is assumed that 
each apartment will utilize 60 gallons per day.  60 gallons per day for 12 apartments results in a daily 
demand of 720 gallons for apartment use.  It is also assumed that a peak flow of 9 gpm would occur 
from apartment use.  
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My office was also asked to analyze effects of the proposed fountain and indoor pool / spa losses.  
Based on best available research, it was determined that losses of 0.25 inches per day would be 
applied to both of these water features.  A combined estimate of 1,140 square feet of surface area can 
be applied to the fountain and indoor pool area.  1,140 square feet divided by 12 inches per foot, 
divided by four (1/4 of an inch) results in a daily loss of 23.75 cubic feet, or 178 gallons of water per day 
losses.  This number will be rounded up to 200 gallons per day for this analysis. 
 
Combining the 480 gallons per day for drip irrigation, the 200 gallons per day for fountain and indoor 
pool / spa losses, as well as the 720 gallons per day for apartment (caregiver domestic use), this 
comes to 1,400 gallons per day of additional uses (beyond domestic use for caring for residents).  If we 
add the 1,400 gallon per day additional water demands to the 13,492 gallon estimated daily demand, 
this comes to a maximum 14,892 gallon daily demand calculated for this project, or 41.8 gallons per 
bed per day.   
 
If we combine the peak daily demand of 23.3 gpm for resident domestic use, plus a 9 gpm peak 
demand for apartment use, plus 3 gpm for water features, this comes to a peak demand of 35.3 gpm 
(instantaneous peak water demand). 
 
Although the 41.8 gallons per bed per day estimate is reasonable, I was asked by Carson City to check 
against other similar facilities and their daily usage.  Based on data from Carson City, average daily 
usage may be as much as 44.1 gallons per bed per day.  If we adopt this more conservative value for 
planning purposes, based on 356 beds, we arrive at 15,700 gallons per day of water use . 
 
 
If you have any questions or require further assistance, please do not hesitate to contact me directly.   
 
Respectfully submitted, 
WESTEX Consulting Engineers, LLC 
 
 
 
 
 
Christopher G. Moltz, P.E. 
Senior Project Manager 
chris@westexconsulting.com  
(775) 484-1013 (Direct) 
 
 
 
 
ATTACHMENT:      UB Consumption History Report for  1111 College (from Carson City Utilities)











Type of Business : Congregate Care Facility

            Number of similar businesses found: 4

Total Usage Comparison:

Low: (GPD)

Average: (GPD) Amount Requested   GPD

High: (GPD) equivalent WERCs  

"Per Bed" Comparison:

Low: (GPD per bed) Beds Proposed    

Average: (GPD per bed) Amount Requested   GPD/Bed

High: (GPD per bed)

Low (AC-FT/YR)

Average (AC-FT/YR) Amount Requested   AC-FT/YR

High (AC-FT/YR)

Notes: Range of comparitive values are for reference only, no wararnty is given or implied for typical uses
Carson City Municipal Code (CCMC) definition of Water Equivalent Residential Customer (WERC) value of 
425/gpd

1,551

3,950

5,741

15,700

36.9

1.7

4.4

6.4

17.6

38.3

44.1 44.1

54.4

356

NEW WATER USE APPLICATION FORM
(Carson City Growth Management Commission)

Water Rights Comparison

Water Use Comparison
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