
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF DECEMBER 16, 2009 
 
 
FILE NO: SUP-09-087                                                                         AGENDA ITEM: H-3 
 
STAFF AUTHOR: Jennifer Pruitt, Principal Planner 
 
REQUEST:  A Special Use Permit to approve construction of a new three million gallon steel water 
tank, which will replace the existing aging concrete water tank on property zoned Public Regional 
(PR), located east of the intersection of Edmonds Drive and Koontz Lane, 2599 Koontz Lane. 
 
APPLICANT: Ken Arnold, Deputy Public Works Director 
 
OWNER: Bureau of Land Management 
 
LOCATION/APN: 2599 Koontz Lane/010-191-01 
 
RECOMMENDED MOTION:  “I move to approve SUP-09-087, a Special Use Permit from, 
Carson City Public Works (property owner: Bureau of Land Management), to approve a new 
three million gallon steel water tank, that will replace the aging concrete water tank on 
property zoned Public Regional (PR), subject to the conditions of approval and based on the 
findings contained in the staff report.” 
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RECOMMENDED CONDITIONS OF APPROVAL: 
 

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

 
Conditions required to be incorporated into the proposed development: 
 

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

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

all Flood Plain Requirements contained in the Carson City Municipal Code. 
 

4. Minor changes to the proposed plan may be authorized by the Planning Director. All other 
changes require an amendment to this Special Use Permit. 

 
5. Project requires application for a Building Permit, issued through the Carson City Building 

Division. This will necessitate a complete review of the project to verify compliance with all 
adopted construction codes and municipal ordinances applicable to the scope of the project.  

 
General Conditions: 
 

6. The use for which this permit is approved shall commence within 12 months of the date of 
final approval.  As single, one year extension of time must be requested in writing to the 
Planning Division 30 days prior to the one year expiration date.  Should this permit not be 
initiated within one year and no extension granted, the permit shall be come null and void. 

 
7. All areas disturbed by the construction of the water tank will be required to be re-seeded 

using a mix as specified by the BLM. 
 
8. The tank will be painted a color from the “Standard Environments Colors” per the color chart 

provided by the applicant and as recommended by BLM.  
 

9. This project requires an application for a Building Permit, issued through the Carson City 
Building Division. This will necessitate a complete review of the project to verify compliance 
with all adopted construction codes and municipal ordinances applicable to the scope of the 
project.  
 

10. The project plan submittal shall comply with the applicable commercial requirements as 
outlined within the Carson City Building Division handout titled COMMERCIAL SUBMITTAL 
REQUIREMENTS: New Construction & Additions. 

 
11. The applicant must meet all applicable codes and ordinances as they apply to this request 

as they relate to Carson City Health and Human Services.  
 
12. The applicant shall work with the Parks and Recreations Department to minimize any 

construction related impacts to public access at the exiting trail head facility or restoration of 
any existing recreational uses. 
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LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.080 (Special Use Permits) and 
18.04.170 (Public zoning district). 
 
KEY ISSUES: Will the proposed municipal water tank be compatible with or cause material damage 
to the surrounding land uses or properties? 
 
MASTER PLAN DESIGNATION:  Public/ Quasi Public 
 
ZONING:  The parcel is zoned Public Regional (PR). 
 
SURROUNDING LAND USE AND ZONING: 
 
North: Vacant land, Single Family dwelling units; Public Regional (PR) and Single Family One Acre 
(SF1A) zoning districts. 
 
West:  Single Family dwelling units; Single Family One Acre (SF1A) zoning district 
 
South: Vacant land, Single Family dwelling units; Public Regional (PR) and Single Family One Acre 
(SF1A) zoning districts 
 
East: BLM land; Public Regional (PR) zoning district 
 
SITE DEVELOPMENT INFORMATION 
 

1. LOT SIZE:  160 acres 
 
2. PROPOSED TANK SIZE: three million gallons 
 
3. PROPOSED TANK DIAMETER: 130 feet 
 
4. PROPOSED TANK HEIGHT:  32 feet. 
 
5. PARKING: Parking is set by the Special Use Permit per CCMC 18.04.180.  No parking is 

proposed. 
 
6. SETBACKS:  Setbacks are set by the Special Use Permit process.  The proposed new tank 

will be located approximately 2,000 feet east of Edmonds Drive.  
 
7. VARIANCE REQUESTED: None 

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

1. Buildings and facilities owned, leased or operated by the City of Carson City, Carson City 
Unified School District or any other district, State of Nevada or the government of the United 
States are a conditional use in the Public zoning district. This includes water tank facilities. 
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2. Development standards: All Public zoning district development standards relative to lot area, 
setbacks, building height, landscaping, off-street parking and signs shall be based on 
requirements and conditions of the special use permit. 

 
A site visit was conducted on November 23, 2009. The subject site is located on a 160 acre parcel 
to the east of the intersection of Edmonds Drive and Koontz Lane. The Prison Hill Water Tank #2 is 
proposed to be located on assessor’s parcel number 010-171-01, which is under the jurisdiction of 
the Bureau of Land Management (BLM). This specific water tank site is located approximately 
2,000 feet east of Edmonds Drive. A short water main will be constructed from the existing water 
main to the new tank using an easement provided by BLM.  
 
Carson City is proposing to construct a new steel, three million gallon water tank, which will replace 
the existing three million gallon concrete water tank on site. The proposed water tank will be 32 feet 
in height and 130 feet in diameter and is very similar to other water tanks of Carson City.  
 
The Carson City Public Works Department sent out notifications and project information to 256 
neighboring properties on November 13, 2009. Per the applicant there was one inquiry regarding 
the proposed project.   
 
Included with the new tank project is a 20 inch PVC water line that will be constructed from the 
existing water tank supply line to the new tank. A new below grade equipment vault and small metal 
cabinet similar to what currently exists will be located near the new tank. The new tank will also 
require a small UHF antenna to be installed on the roof of the tank. 
 
The time frame noted by the applicant for the construction of the proposed tank is eight months and 
will commence in the spring of 2010, if this SUP is approved by the Planning Commission. Per the 
applicant, the proposed steel water tank will have anticipated life cycle of 50 years. Currently 
Carson City has 15 existing steel water tanks.  The coating systems of the tanks are evaluated 
every five years and the interior and exterior coating is what protects the steel from corrosion, just 
like the Golden Gate Bridge.  
 
In reviewing the information provided by the applicant and the required findings as identified below, 
the findings to grant approval of this Special Use Permit can be made. Therefore, it is 
recommended that the Planning Commission approve this Special Use Permit application, SUP-09-
087. 
 
PUBLIC COMMENTS:  Public notices were mailed to 48 adjacent property owners within 300 feet 
of the subject parcel in accordance with the provisions of NRS and CCMC 18.02.045 on November 
25, 2009.  As of December 07, 2009, no written comments have been received by the Planning 
Division. Any comments that are received after this report is completed will be submitted prior to or 
at the Planning Commission meeting, depending on their submittal date to the Planning Division.   
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OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS:  
 
Building Division:  
 
These comments do not constitute a complete plan review, but are merely observations 
based on the information and plan sheets provided. The comments do not reflect all 
submittal requirements necessary for this project, but are those requirements that have 
generated concerns with similar projects in the past.  
 
GENERAL COMMENTS  
 

1. This project requires an application for a Building Permit, issued through the Carson City 
Building Division. This will necessitate a complete review of the project to verify compliance 
with all adopted construction codes and municipal ordinances applicable to the scope of the 
project.  
 

2. The project plan submittal shall comply with the applicable commercial requirements as 
outlined within the Carson City Building Division handout titled  COMMERCIAL SUBMITTAL 
REQUIREMENTS: New Construction & Additions  

 
Health & Human Services:  
 

• Carson City Health and Human Services has no comments regarding the project as 
described in the packet received.  The applicant must meet all applicable codes and 
ordinances as they apply to this request.  

  
Engineering Division:  
 

•  The Engineering Division has no preference or objection to the Special Use Permit request, 
and no recommended conditions of approval.  

 
Parks and Recreation Department: 
 

• The Parks and Recreation Department takes no exception to the Public works Department’s 
request for the Special Use Permit on this project. As construction activities begin to occur in 
the future, the Parks and Recreation Department wants to work with the Public Works 
Department to minimize any construction related impacts to public access at the exiting trail 
head facility or restoration of any existing recreational uses.  

 
SPECIAL USE PERMIT FINDINGS:  Staff's recommendation is based upon the findings as 
required by CCMC Section 18.02.062 (Special Use Permits) enumerated below and further 
substantiated in the applicant’s written justification. 
 

1. The proposed development will be consistent with the master plan elements. 
 
Goal: Chapter 3: A Balanced Land Use Pattern 
 
Policy: 1.1d, Municipal Code 18.12: Meet the provisions of the Growth Management Ordinance 
 
The proposed tank will meet the provisions of the Growth Management Ordinance.  
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Policy: 1.4a: Provide pathway connections and easements consistent with the adopted Unified 
Pathways Master Plan and maintain access to adjacent public lands. 
 
The water tank will be located on BLM property.  Carson City will have an easement on this parcel 
for the purpose of locating and maintaining the proposed water tank. 
 
Policy 3.3d,e: Sited outside the primary floodplain and away from geologic hazard areas or follows 
the required setbacks or other mitigation measures. 
 
The proposed water tank will not be located within the 100 year flood plain.  
  

2. The proposed development will not be detrimental to the use, peaceful enjoyment, 
economic value, or development of surrounding properties or the general 
neighborhood; and will cause no objectionable noise, vibrations, fumes, odors, dust, 
glare or physical activity.   

 
The proposed water tank will not be located near any adjacent uses in which it would create any 
objectionable noise once constructed, vibrations, odors, dust, glare or physical activity that would 
be inconsistent with the uses already conducted on and intended for the subject public parcel, nor 
would the facility be detrimental to the use, peaceful enjoyment, economic value or development of 
surrounding properties. 
 
According to the applicant, the property where the proposed water tank will be located is on BLM 
property and currently has a three million gallon concrete tank which will be demolished after the 
proposed tank is constructed. The spoils materials are to be used to fill the void left by the 
demolition of the old tank, which will be re-vegetated as per BLM standards.  
 
Access to the new tank will be via the same dirt road used to access the existing concrete tank and 
the type vehicle will be a standard pick up truck.  
 
The expected short and log range benefits to the residents of Carson City will be there will now be a 
tank that meets current building and seismic codes and one that does not have the potential of 
catastrophic failure that the existing concrete tank has.  
 
 

3. The proposed development will have little or no detrimental effect on vehicular or 
pedestrian traffic.   

 
The proposed tank will not generate additional traffic other than a City employee will access the site 
for periodic maintenance.  
 
According to written comments received from Jeff Sharp, P.E., Carson City Deputy City Engineer, 
the proposal will have little effect on traffic or pedestrian facilities. 
 

4. The proposed development will not overburden existing public services and facilities, 
including schools, police and fire protection, water, sanitary sewer, public roads, 
storm drainage, and other public improvements.   
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According to written comments received from Jeff Sharp, P.E., Carson City Deputy City Engineer, 
the proposal will have little effect on existing public services. 
 
The request is not in conflict with any Engineering Master Plans for streets or storm drainage.  
 

5. The proposed development meets the definition and specific standards set forth in 
Title 18 for such particular use and meets the purpose statement of that district.   

 
The proposed development meets the purpose of the Public zoning district, which is for “buildings 
and facilities owned, leased or operated by the city of Carson City, Carson City Unified School 
District or any other district, State of Nevada or the government of the United States”. Upon 
approval of the Special Use Permit with the recommended conditions of approval, the proposed 
water tank will be in conformance with the requirements of the Carson City Municipal Code and 
related Development Standards. 
 

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

 
The proposed water tank will not be detrimental to the public health, safety, convenience and 
welfare, but will enhance the ability to serve the same, particularly by increasing the storage 
capacity for fire protection and by assuring a quality supply of water for domestic, commercial, and 
governmental uses as well as for limited irrigation uses. 
 

7. The proposed development will not result in material damage or prejudice to other 
property in the vicinity.   

 
As noted above, the impacts of the proposed water tank will be minimal and will not result in 
material damage or prejudice to other property in the vicinity, or will the project result in prejudice or 
infringe upon the property rights of any surrounding properties.  
 
 
Respectfully submitted, 
 
PUBLIC WORKS DEPARTMENT, PLANNING DIVISION 
 
Jennifer Pruitt 
______________________________________ 
Jennifer Pruitt AICP, LEED AP 
Principal Planner 
 
 
Attachments: 

Application (SUP-09-087) 
Building Division comments  
Engineering Division comments  
Health Department comments 
Parks and Recreation comments 
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