
STAFF REPORT FOR PLANNING COMMISSION MEETING OF DECEMBER 16, 2009 
 
AGENDA ITEM: H-2        FILE NO: SUP-09-086 
 
STAFF AUTHOR:  Kathe Green, Assistant Planner  
 
REQUEST:  Special Use Permit to allow a day care center in an existing building in the 
General Commercial (GC) zoning district. 
 
OWNER/APPLICANT: Eugene Burger/Mark Palmer, Palmer Engineering Group, Ltd. 
                 
LOCATION/APN: 4600 Snyder Avenue/009-167-07 
 
RECOMMENDED MOTION:  AMove to approve SUP-09-086, a Special Use Permit 
request from Eugene Burger, owner and Mark Palmer of Palmer Engineering Group, 
applicant, to allow a day care center on property in the General Commercial zoning  
district, located at 4600 Snyder Avenue/APN 009-167-07, based on seven findings 
and subject to conditions of approval contained in the staff report." 

 
RECOMMENDED CONDITIONS OF APPROVAL: 
 
The following shall be completed prior to commencement of the use: 
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1. The applicant must sign and return the Notice of Decision for conditions for approval 

within 10 days of receipt of notification.  If the Notice of Decision is not signed and 
returned within 10 days, then the item will be rescheduled for the next Planning 
Commission meeting for   further considerations.  

 
2. All development shall be substantially in accordance with the development plans 

approved with this application, except as otherwise modified by these conditions of 
approval.   

 
3. All on- and off-site improvements shall conform to City standards and requirements.  
 
4. The applicant shall obtain a building permit from the Carson City Building and Safety 

Department for any proposed construction. Contact the Building Department for 
approximate fees, design criteria, number of plans to submit and general assistance in 
the City=s Building Permit process.  

 
5. The applicant shall meet all the conditions of approval and commence the use (obtain 

and maintain a valid building permit) for which this permit is granted within twelve 
months of the date of final approval.  A single, one year extension of time may be 
granted if requested in writing to the Planning and Community Development 
Department thirty days prior to the one year expiration date.  Should this permit not be 
initiated within one year and no extension granted the permit shall become null and 
void.  

 
The following shall be submitted with a building permit application: 
 
6. The applicant shall submit a copy of the Notice of Decision and conditions of approval, 

signed by the applicant and owner, with any building permit application.  
 
7. The applicant must comply with all conditions of approval as shown on the comments 

from the Building Division dated November 20, 2009. 
 
The following conditions are applicable throughout the life of the project: 
 

8. The maximum number of children allowed at the day care facility shall be 38 or the 
maximum approved by the State of Nevada and Carson City Health and Human 
Services Department, whichever is less.  Any increase in number will require a 
Special Use Permit amendment. 

 
9. All operations must be conducted in accordance with the Carson City Municipal 

code and the Carson City Development Standards for Child Care Facilities, except 
as modified by these conditions of approval.  
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10. Carson City Business License requirements must be met and maintained. 

 
11. Any transfer of ownership of the business or property, or any expansion or 

modification of the child care facility itself will require an Administrative Review by 
the Planning Division. 

 
12. The hours of operation for the child care facility shall be from 7:00 AM to 6:00 PM 

daily, with bowling league participant child care allowed from 6:00 PM though 10:00 
PM daily. 

 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), 18.04.135 General 
Commercial (Conditional Uses) 
 
MASTER PLAN DESIGNATION: Community/Regional Commercial (C/RC) 
 
PRESENT ZONING:  General Commercial (GC) 
 
KEY ISSUES: Will the proposed conversion of the space within the existing bowling alley to 
a child care facility be in keeping with all of the standards of the Carson City Municipal 
Code?  Is this location appropriate for the proposed use?  
 
SURROUNDING ZONING AND LAND USE INFORMATION  
NORTH: General Commercial (GC)/RV Sales  
EAST:  Public Community (PC)/Fire Station, Ross Gold Park  
SOUTH: General Commercial (GC)/Apartments 
WEST:    General Commercial (GC)/Retail, Office, Gas Station 
 
ENVIRONMENTAL INFORMATION  
1 FLOOD ZONE: Zone C FIRM 125 (area of minimal flooding) 
2 EARTHQUAKE FAULT: Zone II (moderate shaking potential); a questionable fault is identified with this site. 
3 SLOPE/DRAINAGE: The overall parcel is flat.   
4 SOILS: 61: Surprise gravelly sandy loam 0 to 2% slopes 
                   
SITE DEVELOPMENT INFORMATION 
1 LOT SIZE: 3.71 acres 
2 EXISTING LAND USE:  Bowling Alley, Restaurants, Offices 
3 STRUCTURE HEIGHT:  Existing and proposed one and two story buildings 
4 PARKING: Existing 250 spaces on site 
5   SETBACKS: Existing buildings 
6 VARIANCES REQUESTED: None 
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DISCUSSION:   
A Special Use Permit is required for the following reason: 
 
• According to CCMC Section 18.04.135.3., a child care facility requires approval of a 

Special Use Permit.   
 
The proposal is to have a child care facility within the existing building presently used as the 
bowling alley, by converting a conference room to a day care center and utilizing an 
adjacent outdoor space.   Recently the owner has added a restaurant and other retail uses 
within this building.  A recent Major Project Review (MPR-08-132) was conducted which 
showed the intention to add buildings, parking, restaurants, office space and to expand the 
uses on this site.  The Johnny Rockets restaurant has recently opened on this site.  Other 
businesses are under review or operation.  The intention with this request is to also have a 
commercial child care facility here, which would provide a child care facility available along 
the southern Carson Street/Highway 395/Highway 50 corridor at the southern area of 
Carson City.  The closest other commercial child care facility is more than a mile away to 
the southeast (on Snyder near Edmonds).   This facility, if approved, would provide a 
service to the community by providing child care to employees of the businesses on this 
location as well as employees in the vicinity.  Child care would also be offered to those who 
are using the bowling alley, during the day and into the evenings.  In addition, travelers on 
the adjacent highway to the west would have easy access to this location for drop off and 
pick up of children.     
 
The project is in compliance with Development Standards Division 1 Land Use and Site 
Design at Section 1.6 Child Care Facilities Performance Standards.  Many of these 
standards are specifically geared toward the home business, rather than a commercial 
location.  However, the applicant has provided detail regarding the number of children, 
hours of operation, number of caregivers on the site, etc.  Additional special requirements 
may be addressed and met in response to review by the State of Nevada Child Care 
Licensing and the Carson City Health and Human Services Department when the business 
applies for a business license for operation.  However, the maximum number of children 
requested by the applicant under this special use permit is 38.  This is the maximum 
number of children which will be allowed at this facility if also allowed by the other reviewing 
agencies.  Any increase in the number of children in care will require a Special Use Permit 
Amendment.  
 
REGULATION OF CHILD CARE FACILITIES:  
Child care facilities are regulated by the provisions of the Carson City Zoning Ordinance, 
Chapter 18.11 and the Carson City Development Standards, Division 1.6 (Child Care 
Facilities Performance Standards). Additionally, child care facilities are licensed through the 
State of Nevada.  
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ZONING ORDINANCE REVIEW CRITERIA: 
CCMC Chapter  18.11 (Child Care Facilities Ordinance) states the purpose of the 
ordinance is to “promote the health, safety and welfare of the residents of Carson City by 
providing maximum development standards of Child Care Facilities with careful awareness 
of their compatibility with surrounding areas and residents, as well as providing needed 
non-institutionalized Child Care Facilities.”  Special Use Permit approval is required of Child 
Care Facilities to be located in the General Commercial zoning district in accordance with 
CCMC 18.02.050, 18.02.080 and 18.04.135.(3).  
 
DEVELOPMENT STANDARDS REVIEW CRITERIA: 
In addition to the review standards of Title 18 regarding Special Use Permit approvals, 
Child Care Facilities are subject to the criteria contained in Division 1.6 of the Development 
Standards.  The following is a review of the proposed Child Care Facility with regard to the 
applicable standards of this Division. 
 
1.6 Child Care Facilities Performance Standards 
 
• The availability of public facilities, services and utilities shall be considered.  
 
The proposed child day care will be housed in an existing building that was built in 
approximately 1976.  Additional construction is proposed in this area, as the owner is 
intending to add retail and offices in this vicinity, per the major project review conducted for 
this site.  The new use of child care will require more water and sewer use than was 
previously required, as will other uses on the site which are proposed.  The recently opened 
Johnny Rockets restaurant and other retail/food sales on the site will also require additional 
water and sewer services.  The Engineering Department is aware of this application and 
proposed uses and will notify the owner if additional costs or services are required on the 
site.  
 
• Traffic generation and the capacity and character of surrounding streets shall be 

considered. 
 
The surrounding streets are the frontage road connecting to the highway on the west and 
Snyder Avenue on the north.  The applicant has submitted several documents related to 
traffic generation at the site and has stated that the roadways are adequate to provide 
service at this location, as a child care facility will have little effect on traffic or pedestrian 
facilities at this location.  The applicant states the eventual proposal to improve Appion Way 
and abandon Snyder Way in conjunction with the completion of the freeway bypass will 
improve traffic in this vicinity.  In the meantime, adequate access is available from the 
frontage road north to Snyder or south to Clear Creek. 
 
• Parking shall meet the requirements of Division 2 of the Development Standards. 
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A parking summary was submitted as a part of the child care facility application.  The 
summary details all uses proposed on the site, and states the parking is adequate for the 
proposed uses with 240 spaces required on site and 250 provided.  This summary does not 
include the child care facility in the detail.   The required parking for this use is one space 
for each employee plus one permanently maintained loading/unloading area installed in 
accordance with Engineering standards.  It is anticipated that the facility will employ five 
full-time employees.    Therefore, 246 spaces are required on site and 250 are provided. 
The applicant has submitted documentation showing the proposed build out of the site in 
several phases.  The final phasing would include 347 spaces on site, in conjunction with the 
extension of Appion Way to the south of the existing project and the abandonment of the 
existing Snyder Avenue, with the area of the former roadway being converted to parking.  
These improvements may be years in the future, however.  At the present time, the parking 
appears adequate for the proposed use.  
 
• Retention of existing landscaping shall be considered as part of the parking lot design. 
 
The landscaping on site has been modified by the expansion of the building, addition of 
retail uses on the site on the west, and modification of the parking areas.  As much of the 
landscaping as possible was retained as a part of this approved landscaping plan.  
However, when necessary, mature landscaping was removed to accommodate the 
modifications required.  Replacement materials were placed on the site. 
 
• Open space requirements shall be designed and regulated by the Carson City Health 

Department prior to any building permit or business license approvals. 
 
A notification of the intended review of this application by the Planning Commission was 
forwarded to the Health Department with a request for comments.  However, no comments 
were received in response to this notification as of the completion of this staff report.  When 
the business license or building permit application is under review, the Health Department  
will review the operation for compliance with City Health Codes.    
 
The applicant did include information related to NAC 432A.250 regarding indoor and 
outdoor play areas related to children, and stated that for each child 30 square feet of 
indoor and 37.5 square feet of outdoor play area is provided, based on 38 children and five 
caregivers.   
 
As proposed, the day care facility will meet all current performance standards required by 
Carson City Development Standards 1.6; it meets the intent and requirements of CCMC 
Chapter 18.11 for child care facilities; and, with the approval of a Special Use Permit, it will 
meet the purpose statement of the General Commercial zoning district. 
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PUBLIC COMMENTS:  Public notices were mailed to 30 adjacent property owners within 
692 feet of the subject site on November 25, 2009 per the requirements of the Carson City 
Municipal Code and NRS.   At the writing of this report no written comments have been 
received either in favor of or in opposition to the proposal.  Any comments that are received 
after this report is completed will be submitted to the Planning Commission prior to or at the 
meeting on December 16, 2009, depending on the date of submittal of the comments to the 
Planning and Community Development Department. 
 
OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: The following 
comments were received by various city departments.  Recommendations have been 
incorporated into the recommended conditions of approval, where applicable. 
 
Building and Safety:   
 
• See comments from the Building Division prepared by Don Wilkins, which are included 

as conditions of approval.    
 
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:   
 
• The Parks and Recreation Department takes no exception to this project. However, the 

Unified Pathways Master Plan identifies Snyder Avenue as a bicycle lane facility.  
 
Health Department:   
 
• 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. 
 
FINDINGS:   Staff's recommendation is based upon the findings as required by CCMC 
Section 18.02.062 (Special Use Permits) enumerated below and substantiated in the public 
record for the project. 
 
1. Will be consistent with the master plan elements. 
 
Chapter 3:  A Balanced Land Use Pattern 
 
1.2a:  Located in a priority infill development area.  
 
The project would provide infill in an area that has been similar development in the 
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surrounding area in the past five years.   
 
Chapter 5:  Economic Vitality 
 
5.2b:  Encourage reuse or redevelopment of unused retail spaces. 
 
Child care is a critical community infrastructure important for economic development and 
family wellbeing when parents must work outside the home.  It is apparent that there is an 
increasing demand for affordable, high-quality child care.  Quality child care allows family 
members to work, while providing employment for child care workers and the associated 
businesses that supply these facilities.  
 
As the southern portion of Carson City becomes more developed, the need increases for 
child care facilities.  Quality daycare facilities are in demand.  It is anticipated the facility in 
this location will be easily filled with children.   
 
Chapter 6:  Livable Neighborhoods and Activity Centers    
 
6.2a, 9.3b, 9.4a:  Provide appropriate height, density and setback transitions and 
connectivity to surrounding development to ensure compatibility with surrounding 
development for infill projects or adjacent rural neighborhoods.  
 
This application is compatible with the apartment uses east and west of Oak Street and 
south of this parcel.  It is also compatible with the intensification of commercial uses along 
the Highway 395 corridor, providing services for higher densities and beginning the process 
of intensifying land uses as prescribed by the Master Plan.   
 
Architectural features have been added to the existing building, a second story added to the 
modified retail area and new landscape buffers incorporated to enhance the appearance of 
the businesses in this area.  These added features ensure the compatibility with 
surrounding development and produce the desired result of the Master Plan. 
 
Chapter 7:  A Connected City  
 
11.2c: Maintain and enhance roadway connections and networks consistent with the 
Transportation Master Plan. 
 
The main entrance for the project will be on Snyder Avenue and shared with the existing 
bowling alley.  This two-lane paved roadway is classified as a collector route.  Additional 
improvements being proposed will reduce runoff erosion and provide pedestrian access 
between the various commercial uses.   
 



2. 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.   

 
Immediately surrounding this property are several apartment complexes as well as a fire 
station, public park and recreational vehicle sales.  The proposed use is appropriate with the 
surrounding properties and general neighborhood. Several commercial and retail 
developments have been completed in the area within the last few years.  Across the 
adjacent highway, Carson Quail (an office/retail development) is to the west, Bodine’s 
Casino is to the southwest and Galaxy Movie Theater and Courtyard Hotel by Marriott are to 
the northwest.   The immediate surrounding property is apartments, a park, fire station and 
recreational vehicle sales.  
 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic.   
 
The triangular shaped parcel has roadways on two sides, with Snyder Avenue being 
designated as a collector road.  The main entrance will be located on Snyder Avenue.  No 
detrimental effect is anticipated by adding a child care facility business to this current 
business location.  The applicant has provided trip generation studies for a child care facility 
and for the whole site.  According to the applicant, the level of traffic added by the child care 
facility would be insignificant and have no impact on the adjacent roadway system.  Also 
noted in the application is that the roadway to the south will eventually be developed in 
coordination with the on-going freeway project.   
 
4. Will not overburden existing public services and facilities, including schools, 
police and fire protection, water, sanitary sewer, public roads, storm drainage, and 
other public improvements.   
 
No changes are anticipated to existing public services as a result of the child care facility in 
this location.  No impact to the schools, police or fire protection is likely.  The child care 
facility would provide a service to the community in an existing commercial building where 
additional construction is also anticipated.   

 
5. Meets the definition and specific standards set forth elsewhere in this title for such 
particular use and meets the purpose statement of that district.  
 
The definition and standards for the General Commercial zoning district are to preserve a 
commercial district limited primarily to retail and wholesale sales of new and used material, 
repair and service facilities, and offices.  Child care facility appears in the conditional uses 
for this zoning district as it does in all districts as commercial child care is not an allowed use 
in any zoning district, always requiring additional review and approval.   The surrounding 
property uses and location of the business adjacent to a major thoroughfare in the opinion of 
the application make the location viable for commercial child care.    
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6. The use will not be detrimental to the public health, safety, convenience and 
welfare.  
 
As proposed, the child care facility, with the recommended conditions of approval, will meet 
Carson City Municipal Code regulations and Development Standards and therefore will not 
be detrimental to the public health, safety, convenience and welfare. The proposed child 
care facility would provide a needed service to the citizens of Carson City, by providing child 
care in a location which is presently underserved.  The nearest commercial child care facility 
is to the east, over a mile away.  This location is adjacent to a major highway, providing 
convenience and accessibility to the traveling public.  The addition of a child care facility to 
an existing business, where employees and patrons could use the service would be a 
benefit to the community. 
 
5. Will not result in material damage or prejudice to other property in the vicinity.  
 
The child care facility will exist in a commercial area that is already developed. Uses 
surrounding this location are compatible to the proposed use, being apartments, vehicle 
sales, retail, a major highway, fire station and a park.  This is a commercial location, with 
existing businesses on the site.  The owner is also proposing expansion of other uses on the 
site, such as more retail and offices.  These uses will be in harmony with the site and 
surrounding properties.  
 
Respectfully submitted, 
 
PUBLIC WORKS DEPARTMENT, PLANNING DIVISION 

 
Kathe Green 
__________________________ 
Kathe Green, Assistant Planner 
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