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PROJECT SUMMARY

Silver State High School
APN 05-011-03

M

Silver State High School is proposing a Master Plan Amendment (MPA) to be
submitted concurrently with a Zone Map Amendment and Special Use Permit for a
parcel of land totaling approximately 4.7 acres in size and being a portion of APN 05-
011-03. Itis located on the Northeast corner of Goni Road and Old Hot Springs
Road. A map depicting its location is attached as an exhibit.

Currently the school leases a building located at the northeast corner of US 395 and
College Parkway that does not allow for expansion and has no access to aerospace
facilities.

Silver State School has retained GL Szabo & Associates and Palmer Engineering
Group, Ltd, to prepare the application for the Master Plan Amendment, Zone Map

Amendment and Special Use Permit for a new school that includes a combination

High School and Middle School plus an aerospace technical center. This portion of
the parcel of land proposed for the school is currently undeveloped, with the eastern
portion of the parcel developed with three (3) buildings used for industrial purposes
accessed by a cul-de-sac. '

The parcel is currently shown on the Carson City Master Plan as Industrial. The
property is bordered by Carson City Airport as Public/Quasi-Public to the north,
Industrial to the south, Industrial to the East, and Industrial to the west across Goni
Road.

Silver State High School is applying for a Master Plan Amendment to change a
portion of the parcel currently master planned Industrial to allow for the development
of a public school adjacent to the Carson City Airport to allow expansion, plus provide
access for the aerospace segment of the school. A separate application for a Zone
Map Amendment and Special Use Permit will be submitted concurrently to allow that
portion of the property to be designated Public Regional (PR) as is the adjacent
Airport property.

This request for a Master Plan Amendment is pursuant to-the Carson City Municipal
Code, Title 18 - Zoning, Chapter 18.02 - Administrative Provisions, Section 18.02.070
- Master Plan.

The proposed Master Plan Amendment is needed by Carson City for the purposes of
protecting the public health and meeting a public purpose.
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Master Plan Amendment Sitver State Nigh School
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Questionnaire Supporting the Application

for a

MASTER PLAN AMENDMENT

a-1  Consistency with Master Plan - The proposed amendment is in
substantial compliance with the goals, policies and action programs of
the Master Plan.

CHAPTER 3: ABALANCED LAND USE PATTERN

Theme: The Carson City Master Plan seeks to establish a balance of land uses
within the community by providing employment opportunities, a diverse choice of
housing, recreational opportunities and retail services.

Does the proposed  amendment ‘disgoutags: growth iside areas planned to be
served by communiijty -water ‘wastewat entified in the Water and

Wastewater Master Plans (1.1

This development will be served by the existing water and sewer system. There
exists a 12" PVC water main in Old Hot Springs Road directly to the south of the
project. There is an existing 8" PVC sewer line to the west of the property in Goni
Road. If pipe slopes or sewer capacity is an issue, the development also has the
ability to connect to the 8" sewer line that presently serves the property accessed
by the cul-de-sac off from East College Parkway.

Does. the proposed ameéndment promote ‘infill and '.a,r‘_,f'eqjeve'lopm'en:t; in"an identified
priority area (1.2a)? R T F R SRR

The portion of this property proposed for the school is currently undeveloped, but
is partly surrounded by developed properties, namely the Carson City Airport to
the north, three industrial buildings to the east, and a commercial development to
the south that includes a bank and related uses. The property to the west across
Goni Road is undeveloped.

This project would provide infill in an area that already is supplied by Carsgn City
services including arterial roads capable of handling bus traffic, connections to
water and sewer, and emergency services.

e
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Master Plan Amendment Silver State High School

Does the proposed amendment, at adjacent county boundaries, minimize potential
land use conflicts with adjacent properties (1.5a)7? :

A public charter school placed on this site creates an opportunity to provide
compatibility with existing development as well as the ability to establish buffers
with the existing land uses where there already exists a minimum land use friction
zone. By developing this parcel of land with the proposed school and related
amenities, including an aerospace technical learning center which would
effectively be supported by the airport to the north; a sports field to the east
adjacent to the existing light industrial development, and a commercially
developed parcel of land across Old Hot Springs Road to the south, this proposal
effectively minimizes potentiat land conflicts with its adjacent boundaries. A casino
sets on the property diagonally southwest of this parcel on property zoned Limited
Industrial. - Although this may appear as a minor conflict of land use with the
proposed school, the properties are separated by berms, landscaping, and is
across both Goni Road and Old Hot Springs Road.

Does the proposed amendment, adjacent. to State ‘and Federal lands, ensure
compatibility with planned adjacent uses and access (1.5b)? :

The north boundary of the property borders the Carson City Airport. Locating the
public charter school next to the airport enhances the school's aerospace
department by providing direct access to the airport, further ensuring compatibility
as a public use. In addition, as part of the development of the project, a “through
the fence” access to the airport will be developed as part of the application to the
Federal Aviation Administration.

Is the proposed -amendmenit.located. 16

including fire-and sheriff offices, and.caprditiate
the adequate provision.of schools (1.5d)? -

ved by city: $ervices
ool District to: ensure

The project is located at the intersection of Goni Road and Old Hot Springs Road
that is currently served by city water and sewer and provides access for both the
fire and sheriff departments. There will be a bus drop off road in front of the
school that will be designed to provide adequate turning radii for fire trucks as well
as quick access for sheriff department vehicles.

The new building will allow for anticipated expansion of the existing school and
will provide additional school bus service which results in less of a demand on the
existing school district.

T T e — R
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. Master Plan Amendment Sitver State High School
BRSNS
Does the proposed amendment promote a citywide range of mixed use, residential,
commercial and employment uses at a variety of scales and intensities (2.1a)?

Development of the property as planned will provide for additional educational
experiences currently not readily available in Carson City, including a technical
aerospace center, innovative computer facilities and other educational facilities
not found in conventional school systems.

Construction of the school will provide employment opportunities in the
construction industry as well as support professional services needed for services
of supplies, and various other sectors of the workforce in Carson City including
teachers and support staff.

Does the proposed amendment, in.identified Mixed-Use. areas, promote mixed-use
development patterns as appropriate for the. surrounding coritext consistent with the
land use descriptions of the applicable Mixed-Use designation, and meet the intent of
the Mixed-Use Evaluation Criteria (2.1b, 2.2b: 2:8b, Land Use Districts)?

Although this project is not located specifically in a Mixed Use Area, the
development of the project will provide mixed use by allowing for a public charter
school adjacent to land zoned Public Regional and Light industrial. This allows for
a “mixed use” area surrounding the airport and is appropriate in context of the
surrounding parcels of land. :

Does the proposed amendment discourage rezoning of properties that create “friction

zones'" between. adjacent-dand uses, particularly- industrial..and residential uses

The proposed amendment introduces a new public charter school in the area that
is currently zoned Industrial adjacent to the airport, which is zoned Public. This
provides a minimal friction zone on the property being developed but will also be
separated by a flood zone that will be used as a sports field. This will provide
consistency with the airport property to the north and will prevent further
development of the property

—_—
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,  Master Plan Amendment Silver State High School
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Does the proposed -amendifient encourage - dévelopirient dutsids - the: primaty

floodplain and away from geologic-hazard areas (3.3d.€)?"

The property has a portion of the 100 year flood plain within its boundaries. In
addition the Federal Emergency Management Agency (FEMA) has mapped the
floodway" through the property which is described as a Zone AE floodway,
described as “the floodway is the channel of a stream plus any adjacent floodplain
areas that must be kept free of encroachment so that the 1% annual chance flood
can be carried without substantial increases in flood heights”. The portion of the
property that is located in the floodway within the floodplain will be utilized for a
sports field as part of open space.

The site will be graded to allow for additional floodwaters to be routed into the
floodway, minimizing the depth of flow in the floodplain, in addition, the school
building and facilities with be constructed so that the finish floor will be one foot
above the floodplain as required by the FEMA. See FEMA exhibits.

The site is located in an area designated as having a moderate potential for
shaking during earthquakes. Although there are no known geologic hazards
located within  the parcel, there is a questionable fault shown on the earthquake
hazards map that is in the proximity of Goni Road that is west of the west
boundary of the of the property and is shown as having the least potential hazard
for surface displacement. See Earthquake Hazard Map exhibits.

Does the propused améndment provide for zoning consisterit with the Land Use
designation (Land' Use table descriptions)? ' T :

The parcel is currently zoned as Limited Industrial. Public schools are not allowed
in industrial zoning, however the parcel is also adjacent to Public zoning where
schools are a conditional use. The school will be located in Public zoning if the
Master Plan and Zone Map amendment are approved with a Special Use Permit
which will be submitted under a separate application. The proposed amendment
provides for zoning consistent with the Land Use designation.

Does the proposed amendmentmeel
designation (Land Use descfiptions)’

iteria for the applicable Land Use

The proposed amendment is consistent with the use of Public Zoning.

Does the proposed amendment, if: located within :an-identified Specific, Plan. Area
(SPA), meet the applicable policies of the SPA {Land Use Map, Chapter 8)7

Not Applicable

Palmer Engineering Group, Ltd. 6




. Master Plan Amendment Silver State High Schoaol
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CHAPTER 4: EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES

Theme: The Carson City Master Plan seeks to continue providing a diverse range of
park and recreational opportunities to include facilities and programming for all ages
and varying interests to serve both existing and future neighborhoods.

Does the proposed amendment provide opportunities to expand parks and recreation
opportunities (4.2a)? ' '

The proposed amendment will include sports fields for school activities as well as
scheduled events held by the public charter school. These activities will provide
recreational opportunities for the middle school and high school.

Is the proposed amendment consistent .with- the Open. Space Master Plan and

Carson River Master Plan (4.3a)?: - o :
The proposed amendment is consistent with the city’s Master Plan for Open
Space and with the Carson City Unified Pathways Master Plan (CCUPMP). The
development of this property has an existing on road bike lane on Goni Road and
on College Parkway. The CCUPMP also shows an off street paved/shared
multiuse route along East College Parkway that continues west between this
parcel and the airport, connecting back to Goni Road. it appears that this is
shown on airport property, although provisions could be made on the proposed
school campus to either connect or continue this facility to provide for pedestrian
and bicycle access to this parcel.

P e
m
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_ Master Plan Amendment Silver State High School
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CHAPTER 5: ECONOMIC VITALITY
Theme: The Carson City Master Plan seeks to maintain its strong diversified
economic base by promoting principles which focus on retaining and enhancing the
strong employment base, include a broader range of retail services in targeted areas
and include the roles of technology, tourism, recreational amenities and other
economic strengths vital to a successful community.

Does the proposed amendment help maintain and enhance the primary job base
(5.1)? ' :

The proposed public charter school has an existing staff of approximately 30
employees. The proposed new facility will allow for the future expansion of grades
9-12, as well as the addition of a junior high school. It is estimated that the
employment  will be increased in proportion to the number of students to
approximately 40, which will include additional teaching positions as well as
administrative and support staff not only maintaining the primary job base, but
increasing the number of jobs in the short term future.

Does the proposed amendment.encourage a citywide housing mix consistent with the
labor force and non-labor force populations (5:1j)? B o
Not Applicable

Does the proposed amendment encourage the development of regional retail centers
(5.2a)7 8 development o |

Not Applicable

Daes the proposed amendment engourage reuse of redevelopment of the underused
retail spaces (5.2b)? e T

Not Applicable

Does the propased amendment support Héritage tourism: activities, particulary those
associated with historic resources, cultiral instititions anid the State Capitol {5:4a)?

Not Applicable
Does the propesed amendment promote revitalization of thé Downtown core (5.6a)?
Not Applicable

Does the proposed amendment encourage the ingorporation-of additional hou'si'ng‘-}in
and around the Dowritown (5.6¢)? P L

Not Applicable

%
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Master Plun Amendment Stlver State High School
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CHAPTER 6: LIVABLE NEIGHTBORHOODS AND ACTIVITY CENTERS

Theme: The Carson City Master Plan seeks to promote safe, attractive and diverse
neighborhoods, compact mixed-use activity centers, and a vibrant, pedestrian-
friendly Downtown.

Does the proposed amendment promote compatibility with surrounding development
for infill projects or adjacent to existing rural neighborhoods (6.2a, 9.3b, 9.4a)7?

This amendment to the Master Plan is proposed to permit the construction of a
new school which would allow for the development of an undeveloped site which
is partly surrounded by developed properties; Carson City Airport to the north,
three industrial buildings to the east, and a commercial development to the south
that includes a bank and related uses. The property to the west across Goni
Road is undeveloped.

This project promotes compatibility with the surrounding development apd
adjacent uses and would provide infill in an area that will provide consistency with
the surrounding properties.

If located in an identified Mlxed Use Activity Center or m Area, does the propesed
amendment provide for the appropnate mix, slze and density of land uses consistent
with the Mixed-Use district poticies (7.1a,b)?

Not Applicable
Does the proposed- amendment encourageﬁrfﬁan- _appro iate mix ‘of housing models

and densities based upon the local, d sur_o vndmg netghb@rhood context
(9.1a)7? : -

Not Applicable

Does the. proposed “amer
established rural neughboﬁ
the Land Use Map or. that
density (9.4b)?

_gher densuty an
Jned for a:comparable

Not Applicable

Palmer Engineering Group, Lid. 9




Master Plan Amendment Sitver State High School

e e

CHAPTER 7: A CONNECTED CITY

Theme: The Carson City Master Plan seeks to promote a sense of community by
linking its many neighborhoods, employment areas, activity centers, parks,
recreational amenities and schools with an extensive system of interconnected
roadways, multi-use pathways, bicycle facilities, and sidewalks.

Does the proposed amendment promote transit-supportive development patterns
(e.g. mixed-use, pedestrian-oriented, higher density) along major travel corridors to
facilitate future transit (11.2b)? - ' '

The proposed amendment is adjacent to the airport that is aiready served by Goni
Road and College Parkway, plus it is within 1/2 mile of the new Carson City
Freeway. In addition it is served by existing on-road bicycle facilities as shown on
the Carson City Unified Pathways Master Plan.

It will be served by district school buses which will use existing major travel
corridors that could also support alternative transit systems in the future.

Does the proposed amendment promote enhanced: ragdway connections and

networks consistent with Transportation Master Plan (11.2¢)?

The site is located less than one mile from the Carson City Freeway and has
direct access off College Parkway and Goni Road, both of which have the ability
to serve the proposed school facilities traffic needs which is consistent with the
Transportation Master Plan.

Does the proposed .amendment provide for appropriate: pathways. through. the
development and to surrounding lands, ingliding parks & 1d public lands, cofsistent
with the Unified Pathways Master Plan and:the propased use and density (12, %a, c)?

The proposed amendment is consistent with the Carson City Unified Pathways
Master Plan (CCUPMP). The development of this property has an existing on
road bike lane on Goni Road and on College Parkway. The CCUPMP also shows
an off street paved/shared multiuse route along East College Parkway that
continues west between this parcel and the airport, connecting back to Goni
Road. It appears that this is shown on airport property, although provisions could
be made on the proposed school campus to either connect or continue this facility
to provide for pedestrian and bicycle access to this parcel which would be
consistent with the Unified Pathways Master Plan.

W

Palmer Engineering Group, Lid, 10




Master Plan Amendment Silver State High School

b-1  Compatible Land Uses - The proposed amendment will provide for land
uses compatible with the existing adjacent land uses and will not
adversely impact the public health, safety or welfare.

Adjacent Land Uses:

Direction Land Use Zoning
North Public/Quasi-Public (Airport) Public Regional (PR)
East Public/Quasi-Public (Airport) Public Regional (PR)
South Industrial Limited Industrial (L)
West Industrial General Industrial (Gi)
c-1  Response to Changed Conditions - The proposed amendment

addresses changed conditions that have occurred since the plan was
adopted by the Board of Supervisors and the requested amendment
represents a more desirable utilization of land

Silver State High School is currently seeking land that will not only provide for the
development of a new school, but that will also allow for future expansion to
include a new aerospace division and a sports field. The property that is currently
under consideration for a Master Plan Amendment, Zone Plan Amendment and
Special Use Permit is recognized for its potential to serve that use and is served
by existing facilities. This proposed use for the land provides for a more efficient
and desirable use of the land both for the applicant and for Carson City.

d-1  Desired Pattern of Growth — The proposed amendment will promote the
desired pattern for the orderly physical growth of the city and guides
development of the city based on the projected population growth with
the least amount of natural resource impairment and the efficient
expenditure of funds for public services.

The proposed amendment promotes the development of Silver State High School
and allows for the expansion of the school that provides a need for the growing
student population in Carson City. The land is currently served by an existing road
system and utilities thereby minimizing the expenditure of funds for the future
growth of the new parcels. :

[T —— e e
Palmer Engineering Group, Lid. I1
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ACKNOWLEDGEMENT OF APPLICANT

| certify that the foregoing statements are true and correct to the best of my
knowledge and belief.
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‘Slgnature of Applicant " Date

M
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PROJECT SUMMARY

Silver State High School

APN 05-011-03

Silver State High School is proposing a Zone Map Amendment (ZMA) to be
submitted concurrently with a Master Plan Amendment and Special Use Permit for a
parcel of land totaling approximately 4.7 acres in size and being a portion of APN 05-
011-03. ltis located on the Northeast corner of Goni Road and Old Hot Springs
Road. A map depicting its location is attached as an exhibit.

The school currently leases a building located at the northeast corner of North
Carson Street and College Parkway that does not allow for expansion, nor does it
have access to aerospace facilities.

Silver State High Schoo! has retained GL Szabo & Associates and Palmer
Engineering Group, Ltd, to prepare the application for the Zone Map Amendment,
Master Plan Amendment and Special Use Permit for a new school that includes a
combination High School and Middle School plus an aerospace technical center. This
portion of the parcel of land proposed for the school is currently undeveloped, with
the eastern portion of the parcel developed with three (3) buildings used for industrial
purposes accessed by a cul-de-sac.

The parcel is currently shown on the Carson City Zone Map as Limited industrial. The
property is bordered by Carson City Airport as Public Regional to the north, Limited
Industrial to the south, Limited Industrial to the East, and General Industrial to the
west across Goni Road.

Silver State High School is applying for a Zone Map Amendment to change a portion
of the parcel currently zoned Limited Industrial to allow for the development of a
public school adjacent to the Carson City Airport to allow expansion, plus provide
access for the aerospace segment of the school. A separate application for a Master
Plan Amendment and Special Use Permit will be submitted concurrently to allow that
portion of the property to be designated Public Regional (PR) as is the adjacent
Airport property.

This request for a Zone Map Amendment is pursuant to the Carson Qity Municipal
Code, Title 18 - Zoning, Chapter 18.02 - Administrative Provisions, Section 18.02.075
— Zoning Map Amendments and Zoning Code Amendments.

The proposed Zone Map Amendment is needed by Carson City for the purposes of
protecting the public health and meeting a public purpose. ’

Palmer Engineering Group, Ltd.




Zone Map Amendment Silver State High School

%

Questionnaire Supporting the Application
for a

ZONE MAP AMENDMENT

1 That the proposed amendment is in substantial compliance with and
Supports the goals and policies of the Master Plan.

A. In reviewing the attached Carson City Master Plan Policy Checklist, determine
which Policies are applicable to the proposal. Explain what features of the proposed
project support your selection of Goals .and Policies.congerning land use -and related
policies for the neighborhood where the subject parcel is Tocated:

CHAPTER 3: A BALANCED LAND USE PATTERN

Theme: The Carson City Master Plan seeks to establish a balance of land uses
within the community by providing employment opportunities, a diverse chaice of
housing, recreational opportunities and retail services.

side.-areas planned to be
Jentified in the Water and

This development will be served by the existing water and sewer system. There
exists a 12" PVC water main in Old Hot Springs Road directly to the south of the
project. There is an existing 8" PVC sewer line to the west of the property in Goni
Road. If pipe slopes or sewer capacity is an issue, the development also has the
ability to connect to the 8” sewer line that presently serves the property accessed
by the cul-de-sac off from East College Parkway.

Does the proposed amendment pfomote infill-‘ap
priority area-(1.2g)? - LT

‘rédevelopment in_an identified

The portion of this property proposed for the school is currently undeveloped, but
is partly surrounded by developed properties, namely the Carson City Airport to
the north, three industrial buildings to the east, and a commercial development to
the south that includes a bank and related uses. The property to the west across
Goni Road is undeveloped.

W
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This project would provide infill in an area that already is supplied by Carson City
services including arterial roads capable of handling bus traffic, connections to
water and sewer, and emergency services.

Does the proposed amendment, at adjacent county boundaries, minimize potential
land use conflicts with adjacent properties (1.5a)?

A public charter school placed on this site creates an opportunity to provide
compatibility with existing development as well as the ability to establish buffers
with the existing land uses where there already exists a minimum land use friction
zone. By developing this parcel of land with the proposed school and related
amenities, including an aerospace technical learning center which would
effectively be supported by the airport to the north; a sports field to the east
adjacent to the existing light industrial development, and a commercially
developed parcel of land across Old Hot Springs Road to the south, this proposal
effectively minimizes potential fand conflicts with its adjacent boundaries.

Does . the proposed  amendment; .adjaé;,ﬁt;;:tg's*";é‘ and Federal larids, “ensure
1.5b ‘ R

compatibility with plannied adjacent uses-and acoessi(1.5b)?

The north boundary of the property borders the Carson City Airport. Locating the
public charter school next to the airport enhances the school's aerospace
department by providing direct access to the airport, further ensuring compatibitity
as a public use. In addition, as part of the development of the project, a "through
the fence” access to the airport will be developed as part of the application to the
Carson City Airport Authority and applicable agencies.

Is the proposed amendment located: {o be' adequately. served by city services
including fire and sheriffoffices, -and. coordinate pol: District to-ensure

the adequate provision 6f schools (1:6d)? = -+

The project is located at the intersection of Goni Road and Old Hot Springs Road
that is currently served by city water and sewer and provides access for both the
fire and sheriff departments. There will be a bus drop off road in front of the
school that will be designed to provide adequate turning radii for fire trucks as well
as quick access for sheriff department vehicles.

The new building will aflow for anticipated expansion of the existing school and
will provide additional school bus service which results in less of a demand on the
existing school district.

W
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Does the proposed amendment promate a citywide range of mixed use, residential,
commercial and employment uses at'a variety of scales and intensities (2.1a)?

Development of the property as planned will provide for additional educational
experiences currently not readily available in Carson City, including a technical
aerospace center, innovative computer facilities and other educational facilities
not found in conventional school systems.

Construction of the school will provide employment opportunities in the
construction industry as well as support professional services needed for services
of supplies, and various other sectors of the workforce in Carson City including
teachers and support staff.

Does the proposed amendment, in identified Mixed-Use areas, promote mixed-use
development patterns as’ appropriate for the surrounding context consistent with the
land use descriptions of the applicable Mixed-Use designation, and meet the intent of
the Mixed-Use Evaluation Criteria{2.1b, 2.2b, 2.3b. Land Use Districts)?

Although this project is not located specifically in a Mixed Use Area, the
development of the project will provide mixed use by allowing for a public charter
school adjacent to land zoned Public Regional and Light Industrial. This allows for
a "mixed use” area surrounding the airport and is appropriate in context of the
surrounding parcels of land.

erties that create “friction

Does the proposed amendment discourage rezaning of es reate
' ’ “and residential uses

zones”. between -adjacent . land:us i

The proposed amendment introduces a new public charter school in the area that
is currently zoned Industrial adjacent to the airport, which is zoned Public. This
provides a minimal friction zone on the property being developed but will also be
separated by a flood zone that will be used as a sports field. This will provide
consistency with the airport property to the north and will prevent further
development of the property.

Does the proposed amendment encourage:: devels
floodplain and away from geclogic-hazard areas (3:3d,e

ent fqg;séid.g' ‘the “primary

The property has a portion of the 100 year flood plain within its boundaries. In
addition the Federal Emergency Management Agency (FEMA) has mapped the
floodway” through the property which is described as a Zone AE floodway,
described as “the floodway is the channel of a stream plus any adjacent floodplain
areas that must be kept free of encroachment so that the 1% annual chance flood

*_———————_———“——__
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.

can be carried without substantial increases in flood heights”. The portion of the
property that is located in the floodway within the floodplain will be utilized for a
sports field as part of open space.

The site will be graded to allow for additional floodwaters to be routed into the
floodway, minimizing the depth of flow in the floodplain, in addition, the school
building and facilities with be constructed so that the finish floor will be one foot
above the floodplain as required by the FEMA. See FEMA exhibits.

The site is located in an area designated as having a moderate potential for
shaking during earthquakes. Although there are no known geologic hazards
located within  the parcel, there is a questionable fault shown on the earthquake
hazards map that is in the proximity of Goni Road that is west of the west
boundary of the of the property and is shown as having the least potential hazard
for surface displacement. See Earthquake Hazard Map exhibits.

Does the proposed. amendment provide for zoning' gonsistent with the Land Use
designation (Land :Use table descriptions)? - L N

The parcel is currently zoned Limited Industrial. Public schools are not allowed in
Industrial zoning; however the parcel is adjacent to Public zoning where schools
are allowed under conditional use. The school will be located in Public zoning if
the Zone Map and Master Plan amendments are approved with a Special Use
Permit which will be submitted under a separate applicalion. The propused
amendment provides for zoning consistent with the Land Use designation.

Does the proposed amendment meet the location criteria for the appligable Land Use
designation (Land Use descriptions)?. .~~~ = x5 e T e

The proposed amendment is consistent with the use of Public Zoning.

Does the proposed amendment, if located: within nldentlﬂedSpecmc Plan Area
(SPA), meet the applicable policies of the 8PA (Land Usé.Map; Chapter 8)?

Not Applicable

e e ———
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CHAPTER 4: EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES

Theme: The Carson City Master Plan seeks to continue providing a diverse range of
park and recreational opportunities to include facilities and programming for all ages
and varying interests to serve both existing and future neighborhoods.

Does the proposed amendment provide opportunities to-expand parks and recreation
opportunities (4.2a)? ' :

The proposed amendment will include sports fields for school activities as well as
scheduled events held by the public charter school. These activities will provide
recreational opportunities for the middle school and high schoaol.

Is the proposed amendment cohsistent with the Open Space Master Plan and

Carson River Master Plan (4.3a)? =~ - o o
The proposed amendment is consistent with the city's Master Plan for Open
Space and with the Carson City Unified Pathways Master Plan (CCUPMP). The
development of this property has an existing on road bike lane on Goni Road and
on College Parkway. The CCUPMP also shows an off street paved/shared
multiuse route along East College Parkway that continues west between this
parcel and the airport, connecting back to Goni Road. It appears that this is
shown on airport property, although provisions could be made on the proposed
school campus to either connect or continue this facility to provide for pedestrian
and bicycle access to this parcel.

CHAPTER 5: ECONOMIC VITALITY

Theme: The Carson City Master Plan seeks to maintain its strong diversified
economic base by promoting principles which focus on retaining and enhancing the
strong employment base, include a broader range of retail services in targeted areas
and include the roles of technology, tourism, recreational amenities and other
economic strengths vital to a successful community.

Does - propossel amedinant s, sk e Gt i ey b base

The proposed public charter school has an existing staff of approximately 20
employees. The proposed new facility will allow for the future expansion of grades
9-12, as well as the addition of a junior high school. It is estimated that the
employment  will be increased in proportion to the number of students to
approximately 40, which will include additional teaching positions as well as
administrative and support staff not only maintaining the primary job base, but
increasing the number of jobs in the short term future.

w
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Does the proposed amendment encourage a citywide housing mix consistent with the

labor force and non-labor force populations (5.1j)?

Not Applicable

Does the proposed amendment encourage the development of regional retail centers
(5.2a)? ' '

Not Applicable
Does the proposed amendment encourag_e:reUsé'oﬁgedévglopmeh_t of the underused
retail spaces (5.2b)? B

Not Applicable
Does the proposed amendment Support heritage toutism’ activities,. pa rticul arly those
associated with historic resources, cultural institutions and the ‘State Capitol (5.4a)?

Not Applicable

Does the proposed amendment promote revitalization oF the Downtown core (5.6a)?

Not Applicable

Does the proposed ar iie al housing in

and around the -Downtagvi:

Not Applicable

E——
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CHAPTER 6: LIVABLE NEIGHBORHOODS AND ACTIVITY CENTERS

Theme: The Carson City Master Plan seeks to promote safe, attractive and diverse
neighborhoods, compact mixed-use activity centers, and a vibrant, pedestrian-
friendly Downtown.

Does the proposed amendment promote compatibility with surrounding development
for infill projects or adjacent to existing rural neighborhoods (6.2a, 9.3b, 9.4a)?

This amendment to the Zone Map is proposed to permit the construction of a new
school which would allow the development of an undeveloped site which is partly
surrounded by developed properties; Carson City Airport to the north, three
industrial buildings to the east, and a commercial development to the south that
includes a bank and related uses. The property to the west across Goni Road is
undeveloped.

This project promotes compatibility with the surrounding development aljd
adjacent uses and would provide infill in an area that will provide consistency with
the surrounding properties.

If located in an identified Mixed-Use Activity
amendment provide for-the appropriate
with the Mixed-Use district policies {7:1a;b’

th-Ared, does the proposed
ity of land uses consistent

Not Applicable

Does the proposed amendmeit encetirage an appriopriate mix of housing models
and densities based upon-the “losal, s and. surrounding: neighborhood context

Not Applicable

Does the preposed - amendment discourage ““spot" rezohing of parcels within
13 d"as higher density on

established tural neigl o ha : :
the Land Use-Map. zoned. for a comparable
density (Gidby? . RN

Not Applicable

9
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CHAPTER 7: A CONNECTED CITY

Theme: The Carson City Master Plan seeks to promote a sense of community by
linking its many neighborhoods, employment areas, activity centers, parks,
recreational amenities and schools with an extensive system of interconnected
roadways, multi-use pathways, bicycle facilities, and sidewalks.

Does the proposed amendment promote tranjsithUppor‘tive development patterns
(e.g. mixed-use, pedestrian-oriented, higher density)-along major travel corridors to
facilitate future transit (11.2b)? - .

The proposed amendment is adjacent to the airport that is already served by Goni
Road and College Parkway, plus it is within 1/2 mile of the new Carson City
Freeway. In addition it is served by existing on-road bicycle facilities as shown on
the Carson City Unified Pathways Master Plan.

It will be served by district school buses which will use existing major travel
corridors that could also support alternative transit systems in the future.

Does the proposed amendment promote . ehhanted -roadway connections and
networks consistent with Transportation Master Plan (11.2¢)7

The site is located less than one mile from the Carson City Freeway and has
direct access off College Parkway and Goni Road, both of which have the ability
to serve the proposed school facilities traffic needs which is consistent with the
Transportation Master Plan.

Does the proposed amendment provide

development and  to surroundinglands, includi

with the Unified Pathways Master Plan, and the proposed use.ar

-pathways - through- ‘the
blic lands, consistent
d density (12.1a,.¢)?

D i

The proposed amendment is consistent with the Carson City Unified Pathways
Master Plan (CCUPMP). The development of this property has an existing on
road bike lane on Goni Road and on College Parkway. The CCUPMP also shows
an off street paved/shared multiuse route along East College Parkway that
continues west between this parcel and the airport, connecting back to Goni
Road. It appears that this is shown on airport property, although provisions could
be made on the proposed school campus to either connect or continue this facility
to provide for pedestrian and bicycle access to this parcel which would be
consistent with the Unified Pathways Master Plan.

m
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2 That the proposed amendment will provide for land uses compatible with
existing adjacent land uses and will not have detrimental impacts to
other properties in the vicinity.

A. Describe land uses and zoning adjoining your property (for example: North: two
houses, Single-Family One Acre zomng, East: restaurarnt, retail Commercial zoning,
etc.), and how your zoning will be’ compatlble with those uses and not cause
detrimental impacts. :

Direction Land Use Zoning

North Public/Quasi-Public (Airport) Public Regional (PR)
East Public/Quasi-Public (Airport) Public Regional (PR)
South Industrial Limited Industrial (L)
West Industrial General Industrial (Gl)

The change in zoning of this parcel from Limited Industrial to Public Regional w_ill
merely shift the boundary line between these compatible land uses, resulting in
negligible impact to the zoning or land use.

B. Describe land use and zaning changes n. the qeneral v‘“m.ttv whxch have occurred
in the previous five-year period. LTI o

According to the Carson City Planning Department, in 1996 the land use
classification of the properties north and east of this parcel was Public Regional.
In 2006, these parcels were re-classified Public/Quasi-Public (Airport). Land use
of the properties south and west remained Industrial.

In 2000, the zoning classification for properties north and east of this parcel was
Public. [n 2002, the zoning changed to Public Regional. Zone classification of
the properties south and west remained Limited Industrial and General Industrial,
respectively.

See history documents from Planning in exhibits.

e e e e e e e e e
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3 That the proposed amendment will not negatively impact existing or
planned public services or facilities and will not adversely impact public
health, safety and welfare.

Approval of this amendment for re-zoning this parcel from Limited Industrial to
Public Regional should not have a negative impact on public services or facilities.
This site is readily accessible from the Carson Freeway (1/2 mile to nearest on-
ramp) by way of a main collector street, College Parkway. The Airport Fire
Station is just over % mile away, also on College Parkway. Carson Tahoe
Regional Healthcare is just minutes away at a distance of about 2.5 miles with two
access routes by way of a) the freeway to College Parkway or b) Arrowhead Drive
to Goni Road.

4 That sufficient consideration has been exercised by the applicant in
adapting the project to existing improvements in the area. Be sure to
indicate the source of information that you are providing (private
engineer, Development Engineering, title report, or other sources)
Describe how your proposed Zoning Map Amendment will not adversely
impact drainage, sewer, water, traffic, schools, emergency services,
roadways and other city services.

A. s drainage adequate in the area to-support the density that may occur with
rezoning?  How will drainage be accommodated? - Hov have you arrived at this
conclusion? . o SR

A portion of the 100-year floodplain, as defined by FEMA, encroaches onto the
eastern section of this property. A zone ‘AE’ floodway lies within the floodplain,
also along the eastern portion of this parcel. The portion of the property that is
located in the floodway will be utilized for a sports field as part of open space.

The site will be graded to allow for additional floodwaters to be routed into the
floodway, minimizing the depth of flow in the floodplain. Furthermore, the school
building and facilities with be constructed so that the finish floor will be at least
one foot above the floodplain as required by the FEMA. This information was
derived from the National Flood Insurance Program’s Flood Insurance Rate Map,
FIRM Map Number 3200010103E, dated January 16, 2009. See exhibits.

o T T TS
M

Palmer Engineering Group, Ltd. 12




Zone Map Amendment : Stlver State High School
m

B. Are the water supplies in the area of your project adequate to meet your needs
without degrading supply and qualnty to others? Is there adequate water pressure?
Are the lines in need of replacement'? Talk to the Utilities Department for the
required information.

Hot Springs Road contains a 12" water main which would be the connection point
for this property. According to the Water Department (Mark Brethauer and Curtis
Horton), they have not experienced any problems, or complaints, in that area and
connecting to the 12" line would not be a problem. Based on their recent fire flow
reports for the area, water pressure and capacity is adequate to meet the needs
of this project.

C. Are roadways sufficient in the area to serve the density that may occur from the
rezoning? How have yéu arrived ‘at this conclusion?

This project is bounded on the west by Goni Road and the south by Old Hot
Springs Road and the east by the cul-de-sac on Challenger Way. College
Parkway is a collector street just south of this project with an access ramp to the
Carson Freeway about ¥2 mile away. Given the proximity to the freeway with a
collector street nearby, road capacity is not expected to be adversely affected by
rezoning this parcel from Industrial to Public Regional.

D. Wilithe school district be able to serve the student "qpulatlon that may occur from
this re-zoning? How have, you arrived at-this conclusion? :

Approval of the re-zonihg and the approval of a special use permit allowing Silver
State High to build a new school on this parcel will enable an expansion to
increase student enrolfment and curriculum. This in turn will increase the school
district's capacity to serve the city’s student population.

Palmer Engineering Group, Ltd. 13
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Given the proximity of this site to Carson City's Freeway by way of a major
collector street, Coliege Parkway, emergency vehicle access to the school will be
very good. Carson City's Airport Fire Station on College Parkway is merely
seconds away at less than % mile from the site. Carson Tahoe Regional
Healthcare is just minutes away at a distance of about 2.5 miles with two access
routes by way of a) the freeway to College Parkway or b) Arrowhead Drive to

Goni Road.

ACKNOWLEDGEMENT OF APPLICANT

| certify that the foregoing statements are true and correct to the best of my
knowledge and belief.

o S o S S 08

Léi‘s/ignature of Applicant v Date
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Special Use Permit

Silver State High School is applying for this SUP to allow development of their school as
a conditional use for land to be designated Public Regional. Besides the need for
additional area for growth, approval of this use permit would allow development of a
public school adjacent to the airport to support their aerospace curriculum. Separate
applications for Master Plan and Zone Map Amendments are being submitted
concurrently to allow that portion of the property to be designated Public Regional (PR).
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Questionnaire Supporting the Application
for a
SPECIAL USE PERMIT

How will the proposed development further and be in keeping with, and
not contrary to, the goals of the Master Plan Elements?

CHAPTER 3: A BALANCED LAND USE PATTERN

Theme: The Carson City Master Plan seeks to establish a balance of land uses
within the community by providing employment opportunities, a diverse choice of
housing, recreational opportunities and retail services.

Does the proposed development meet the: Growth Management Ordmance (114,
Municipal Code 18.12)? :

Not Applicable (not a residential development)

Does the proposed development us; ..sustamable buuldlng materials - and
construction technigues to promote’ water and-energy conservation (1. 1e )7

The design of this facility will utilize building materials and construction
techniques compatible with current standards for Leadership in Energy
Efficient Design (LEED) construction to promote energy efficient and
sustainable structures. Special attention will be given to solar exposure to
facilitate snow melt with conservation of energy a primary consideration.
Energy efficient design, including but not limited to solar, green house, wind
and other passive design elements will be considered for this project.

Is the proposed development located on:priotity-infill devélopment area (1.2a)?

The portion of this property proposed for the school is currently undeveloped,
but is partly surrounded by developed properties. To the north is the Carson
City Airport, east are three industrial buildings, and south is a commercial
development that includes a bank and related uses. The property to the west
across Goni Road is undeveloped.

This project would provide infill in an area that already is supplied by Carson
City services including arterial roads capable of handling bus traffic,
connections to water and sewer, and emergency services.

M
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Does the proposed development provide pathway connections and easements
consistent with the adopted Unified Pathways Master Plan and maintain access
to adjacent public lands (1.4a)? - -

The proposed project is consistent with the city’s Master Plan for Open Space
and with the Carson City Unified Pathways Master Plan (CCUPMP). The
development of this property has an existing on road bike lane on Goni Road
and on College Parkway. The CCUPMP also shows an off street
paved/shared multiuse route along East College Parkway that continues west
between this parcel and the airport, connecting back to Goni Road. It appears
that this is shown on airport property, although provisions could be made on
the proposed school campus to either connect or continue this facility to
provide for pedestrian and bicycle access to this parcel.

Does the proposed developmentj protéct existing “site features, as appropriate,
including mature treées or other character-defining features (1.4¢)?

The vegetation on site is limited to native grasses and bushes (i.e. sagebrush).
The only significant topographic feature is the Goni Canyon Creek drainage
which will be integrated into the design of the sports field and will be
maintained as a floodway in compliance with Federal Emergency Management
Agency (FEMA) floodplain standards.

Is the proposed development at adjacent:county boundaries or adjacent to public
pplicable agency wi h tegards to compatibility,

lands, coordinated with . the. appli
access and amenities (1.5a, b)?

A public charter school placed on this site creates an opportunity to provide
compatibility with existing development as well as the ability to establish
buffers with the existing land uses where there already exists a minimum land
use friction zone. By developing this parcel of land with the proposed school
and related amenities, including an aerospace technical learning center which
would effectively be supported by the airport to the north:; a sports field to the
east adjacent to the existing light industrial development, and a commercially
developed parcel of land across Old Hot Springs Road to the south, this
proposal effectively minimizes potential land conflicts with its adjacent
boundaries.

The north boundary of the property borders the Carson City Airport. Locating
the public charter school next to the airport enhances the school's aerospace
department by providing direct access to the airport, further ensuring
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compatibility as a public use. In addition, as part of the development of the
project, a “through the fence” access to the airport will be developed as part of
the application to the Federal Aerospace Commission.

In identified Mixed-Use areas, does the proposed development promote mixed-
use development patterns as appropriate. for the surrounding context consistent
with the land use descriptions of the applicable Mixed-Use designation, and meet
the intent of the Mixed-Use Evaluation Criteria (2.1b, 2.2b, 2.3b, Land Use
Districts, Appendix C)?

Although this project is not located specifically in a Mixed Use Area, the
development of the project will provide mixed use by allowing for a public
charter school adjacent to land zoned Public Regional and Light Industrial.
This allows for a "mixed use” area surrounding the airport and is appropriate in
context of the surrounding parcels of land.

Does the proposed development meet adopted standards (e:g. setbacks) for
transitions between non-residential and-résidential zoning districts (2.1d)?

The proposed amendment introduces a new public charter school in the area
that is currently zoned Industrial adjacent to the airport, which is zoned Public.
This provides a minimal friction zone on the property being developed but will
also be separated by a flood zone that will be used as a sports field. This will
provide consistency with the airport property to the north and will prevent
further development of the property.

Does the proposed-developmerit protect. environmentally sensitive areas through

proper setbacks, dedication, or other mechanisms (3.1b)?

This site has no known environmentally sensitive areas, though setbacks will
be held in compliance with development standards for this zoning. The Goni
Canyon Creek drainage along the eastern boundary of the project will be kept
as open space to accommodate the FEMA floodplain and its floodway (zone
AE) with this area utilized for the high school sports field.

QGOIOglChazard areas or follo
measures (3.3d,e)? :

Is the proposed development sited outside the primairy floodplain and away from

ws the. required setbacks  or other ‘mitigation

The property has a portion of the 100 year flood plain within its boundaries. In
addition, FEMA has mapped the floodway” through the property which is
described as a Zone AE floodway, described as “the floodway is the channel
of a stream plus any adjacent floodplain areas that must be kept free of

—— —
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encroachment so that the 1% annual chance flood can be carried without
substantial increases in flood heights”. The portion of the property that is
located in the floodway within the floodplain will be utilized for a sports field as
part of open space.

The site will be graded to allow for additional floodwaters to be routed into the
floodway, minimizing the depth of flow in the floodplain, in addition, the school
building and facilities with be constructed so that the finish floor will be one foot
above the floodplain as required by the FEMA. See FEMA exhibits.

The site is located in an area designated as having a moderate potential for
shaking during earthquakes. Although there are no known geologic hazards
located within the parcel, there is a questionable fault shown on the
earthquake hazards map that is in the proximity of Goni Road that is west of
the west boundary of the property and is shown as having the least potential
hazard for surface displacement. See Earthquake Hazard Map exhibits.

Does the proposed development provrd"‘ for- levels of services (i.e. water, sewer,
road improvements, sidewalks, ete.):consistent iwith the Land Use de3|gnatlon
and adequate for the proposed dévelopmient (Land: Use tabJe descr:ptlons)

The project is located at the intersection of Goni Road and Old Hot Springs
Road that is currently served by city water and sewer and provides access for
both the fire and sheriff departments. There will be a bus drop off road in front
of the school that will be designed to provide adequate turning radii for fire
trucks as well as quick access for sheriff department vehicles.

The new building will allow for anticipated expansion of the existing school and
will provide additional school bus service which results in less of a demand on
the existing school district.

If located within -an identified Specmc Plan: Area (SPA), does the propased
development meet the apphcable pohmes of that SPA (Land Use’ Map, Chapter
8)7? : S

Not Applicable

Palmer Engineering Group, Lid.




Special Use Permit Silver State High School

o— A ——— R —————— ——

CHAPTER 4: EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES

Theme: The Carson City Master Plan seeks to continue providing a diverse
range of park and recreational opportunities to include facilities and programming
for all ages and varying interests to serve both existing and future
neighborhoods.

Does the proposed development provide park facilities commensurate with the
demand created and corisistent with the. City's adopted standards (4.1b)?

The proposed Special Use Permit will be based on a land use change from
Limited Industrial to Public Regional to allow for a school on the parcel.
Although not a residential development, the school will have recreational
facilities (i.e. sports field, etc.) which will be utilized by students for physical
education, sports and recreation.

Is the proposed development consisterit with the Open Space Master Plan and

Carson River Master Plan (4.3a)? R ' '
The proposed amendment is consistent with the city's Master Plan for Open
Space and with the Carson City Unified Pathways Master Plan (CCUPMP).
The development of this property has an existing on road bike lane on Goni
Road and on College Parkway. The CCUPMP also shows an off street
paved/shared multiuse route along East College Parkway that continues west
between this parcel and the airport, connecting back to Goni Road. It appears
that this is shown on airport property, although provisions could be made on
the proposed school campus to either connect or continue this facility to
provide for pedestrian and bicycle access to this parcel

—n—
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CHAPTER 5: ECONOMIC VITALITY

Theme: The Carson City Master Plan seeks to maintain its strong diversified
economic base by promoting principles which focus on retaining and enhancing
the strong employment base, include a broader range of retail services in
targeted areas, and include the roles of technology, tourism, recreational
amenities and other economic strengths vital to a successful community.

Does the proposed development engourage a cl_t_ywlde housing mix consistent
with the labor force and non-labor forge populations (5.1j)

The proposed public charter school has an existing staff of approximately 30
employees. The proposed new facility will allow for the future expansion of
grades 9-12, as well as the addition of a junior high school. It is estimated that
the employment will be increased in proportion to the number of students to
approximately 40, which will include additional teaching positions as well as
administrative and support staff not only maintaining the primary job base, but
increasing the number of jobs in the short term future.

Does the proposed development encourage the development of reglonal retail
centers (5.2a)?- S

Not Applicable

Does the proposed development

\Courage: reuse. ‘or. redevelopment  of
underused retail spaces (5.2b)?" R e : -

Not Applicable

Does the proposed development supp'ort herltage tourism. actlvmes particularly
those associated with hlstonc reso "ltural lnst‘ u’tlons and the State
Capital (5:43)? i 5

Not Applicable

Does the proposed development promote reVltallzatlon of the Downtown core
(5.6a)? _ .

Not Applicable

| housing ‘in and. around
k units:(5: 60) '

Does the- proposed developme i
Downtown, ingluding lofts; con

Not Applicable

Paimer Engineering Group, Ltd.
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CHAPTER 6: LIVABLE NEIGHBORHOODS AND ACTIVITY CENTERS

Theme: The Carson City Master Plan seeks to promote save, attractive and
diverse neighborhoods, compact mixed-use activity centers and a vibrant,
pedestrian-friendly Downtown.

Does the proposed development use durable, long-lasting building materials
(6.1a)?

The building materials selected for the facility will focus on a high level of
resiliency and durability with the goal to minimize maintenance and upkeep
costs. Split face block and stucco will be the principle materials used in the
structure.

Does the proposed development promote variety and visual interest through the
incorporation of varied building styles and colors, garage orientation and other
features (6.1b)? A SO A R ! ,

Architectural design of the proposed public charter high school will adhere to
the functional norms for structures of this nature, including split face block for
columns and prominent features, stucco of varying shades, large expanses of
glass where applicable on the east, south and west sides and with a campus
tayout for traffic flow, parking, landscaping, and other amenities to provide a
visual interest in the site.

Does the proposed development pr"o_y»irde variety and visual interest through the
incorporation of well-articulated building facades, clearly identified entrances and
pedestrian connections, landscaping and’ other features consistent with- the

Development Standards(6.1¢)? . -

Yes. See proposed building elevations and site layout on attached plans.

Does the proposed development provide appropiiate. hieight, density and setback
transitions.and connectivity to surrounding development. to enstire compatibility
with surrounding development for ' infill projects ‘or adjacent to existing rural
neighborhoods (6:2a, 9.3b 9.4a)? B R

This amendment to the Master Plan is proposed to permit the construction of a
new school which would allow for the development of an undeveloped site
which is partly surrounded by developed properties; Carson City Airport to the
north, three industrial buildings to the east, and a commercial development to
the south that includes a bank and related uses. The property to the west
across Goni Road is undeveloped.

Palmer Engineering Group, Ltd.
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This project promotes compatibility with the surrounding development and
adjacent uses and would provide infill in an area that will provide consistency
with the surrounding properties.
If located in an identified Mixed-Use Activity Center -area, does the proposed
development contain the appropriate mix, size and density of land uses
consistent with the Mixed-Use district policies (7.1a, b)?-
Not Applicable

If located Downtown, does the proposed. development integrate an appropriate
mix and density of uses (8.1a, e)?

Not Applicable

If located Downtown, does the proposed development include buildings at the
appropriate scale for the applicable: Downtown Character Area (8.1b)?

Not Applicable

If located Downtown, does the. proposed development. incorporate appropriate
public spaces, plazas and other amenities (8.1d)?

Not Applicable
Does the ‘proposed development mcorporate ‘a mix of" housing medels and
densities appropriate for the projestlocation and size'(9.1a)?

Not Applicable

Palmer Enginecring Group, Lid.
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CHAPTER 7: A CONNECTED CITY

Theme: The Carson City Master Plan seeks to promote a sense of community by
linking its many neighborhoods, employment areas, activity centers, parks,
recreational amenities and schools with an extensive system of interconnected
roadways, multi-use pathways, bicycle facilities and sidewalks.

Does the proposed development promote - transit-supportive development
patterns (e.g. mixed-use, pedestrian- orlented higher densuty) along major travel
corridors to facilitate future transit (11.2b)?

The proposed amendment is adjacent to the airport that is already served by
Goni Road and College Parkway, plus it is within a mile of the new Carson City
Freeway. In addition it is served by existing on-road bicycle facilities as shown
on the Carson City Unified Pathways Master Plan.

it will be served by school buses that use will existing major travel corridors
that could also support differing transit systems in the future.

Does the proposed development. maintain. and enhanée ‘roadway. conhections
and networks consistent with the Transportation Master Plan (11.2¢)?

The site is located less thain one mile from the Carson City Freeway and has
direct access off College Parkway and Goni Road, both of which have the
ability to serve the proposed school facilities traffic needs which is consistent
with the Transportation Master Plan.

Does the proposed development. provide for appropriate pathways through the
development and the surrounding lands, including. parks and public lands,
consistent with the Unified Pathways Master Plan {12.1 a; ¢)?

The proposed amendment is consistent with the Carson City Unified Pathways
Master Plan (CCUPMP). The development of this property has an existing on
road bike lane on Goni Road and on College Parkway. The CCUPMP also
shows an off street paved/shared multiuse route along East College Parkway
that continues west between this parcel and the airport, connecting back to
Goni Road. It appears that this is shown on airport property, although
provisions could be made on the proposed school campus to either connect or
continue this facility to provide for pedestrian and bicycle access to this parcel
which would be consistent with the Unified Pathways Master Plan.

R — ——

Palmer Engineering Group, Lid.
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Il Will the effect of the proposed development be detrimental to the
immediate vicinity? To the general neighborhood?

A. Adjoining Land Use and Zoning:

DIRECTION USE ZONING
West ) Industrial - General Industrial (Gl)
N__orth_ Public/Quasi-Public (Airport Pub[i_c__RegionaI (PR)
East Public/Quasi-Public (Airport Public Regional (PR)
South | Industrial Limited Industrial (L)

B. Explain why your project is similar to existing development in the neighborhood,
and why it will not hurt property values or cause problems such as noise, dust,
odors, vibration, fumes, glare or physical activity, etc with neighboring property
owners. Will the project involve any uses that are not contained within the
building? If yes, please describe. If not, state that all uses will be within a
building. Explain how construction-generated dust (if any) will be controlled.
Have other properties in your area obtained approval of similar request? How
will your project differ in appearance from your neighbors? Your response
should consider the proposed physical appearance of your proposal, as well as
comparing your use to others in the area.

A school would be an allowed conditional use in a Public Regional zone if the
Master Plan and Zone Map amendments are adopted and the Special Use
permit approved. Given the surrounding neighborhood's Public Regional,
Limited Industrial and General Industrial zoning, exterior noises and physical
activity typical of a secondary school is not a probable concern. Examples of
activities that may occur outside the building would be aviation related group
meetings, graduation ceremonies, and sporting events.

Although dust is a common concern during construction, mitigation measures
for dust control (e.g. water trucks) will be utilized as mandated by the Nevada
Department of Environmental Protection. See floor plans and building
elevations for the physical appearance of the proposed campus.

— — — vana—

Palmer Engineering Group, Ltd. 11




Special Use Permit Silver State High School

o — ——— e — w——

Provide a statement explaining how your project will not be detrimental to the
use, peaceful enjoyment or development of surrounding properties and the
general neighborhood.

Through a change of land use from Industrial to Public Regional coupled with
an approved Special Use Permit allowing a public, public charter school, this
project complies with the intent of public use in a regional application. Since
the airport is already on land designated Public Regional, this proposed
amendment to the Master Plan and Zoning merely shifts the current boundary
line between Public Regional and Limited Industrial zones. This permitted use
is not expected to have a detrimental impact on the surrounding property or
neighborhood in general.

Consider the pedestrian and vehicular traffic that currently exists on the road
serving your project. What impact will your development have when it is
successfully operating? Wil vehicles be making left turns?  Will additional
walkways and traffic lights be needed? Will you be causing traffic to substantially
increase in the area? What will be the emergency vehicle response time? State
how you have arrived at your conclusions. What City department have you
contacted in researching your proposal? Explain the effect of your project with
the existing traffic in the area.

Any impacts caused by this amendment to the project will be mitigated by the
necessary traffic studies and improvement to accommodate new traffic levels.
Based on preliminary estimates, the projected end trips and peak hour trips at
“the school fall below the thresholds requiring a formal traffic study per 12.13.1
of the city’s development standards.

Explain any short range and long range benefit to the people of Carson City that
will occur if your project is approved.

Short range, this project will benefit the people of Carson City by contributing
to the economy through construction of the new school's buildings and
campus, including material suppliers, the building trades and design
professionals. Long term, the city will benefit from an improved facility to
provide educational opportunities to the city's middle and high school students
plus provide employment for maintenance personnel, faculty and
administrative staff.

Palmer Engineering Group, Ltd.
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Il Has sufficient consideration been exercised by the applicant in adapting the
project to existing improvements in the vicinity?

A. How will your project affect the school district? Will your project add to the
student population or will it provide a service to the student population? How will
your project affect the Sheriff’s Office?

As a public charter high school sponsored by Nevada State Board of
Education, this project allows for the growth and expansion of a very
successful alternative to the conventional public high school. Recent studies
and test scores of the school confirm the teaching methods, academic culture
and curriculum offered by the institution to be exemplary. Given the location
and physical constraints of their current facility, a new, expanded campus as
allowed by a Special Use Permit would provide the environment for continued
growth and success in the development of students in the public education
system.

This project is expected to no affect on the Sheriff's Office, other than to
possibly reduce the incidents of juvenile delinquency due to Silver State's
positive influence on middle and high school students.

B. If your project will result in the covering of land area with paving or a compacted
surface, how will drainage be accommodated? (Contact Engineering for required
information.)

The property has a portion of the 100 year flood plain within its boundaries. In
addition the FEMA has mapped the ‘floodway” through the property which is
described as a Zone AE floodway, described as “the floodway is the channel
of a stream plus any adjacent floodplain areas that must be kept free of
encroachment so that the 1% annual chance flood can be carried without
substantial increases in flood heights”. The portion of the property that is
located in the floodway within the floodplain will be utilized for a sports field as
part of open space.

The site will be graded to allow for additional floodwaters to be routed into the
floodway, minimizing the depth of flow in the floodplain, in addition, the school
building and facilities with be constructed so that the finish floor will be one foot
above the floodplain as required by the FEMA. See FEMA exhibits.

C. Are the water supplies serving your project adequate to meet your needs without
degrading supply and quality to others in the area? Is there adequate water
pressure? Are the lines in need of replacement? Is your project served by a
well? (Contact Public works for the required information.)

Palmer Engineering Group, Ltd
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This project will be utilize the existing water and sewer system: a 12" PVC
water main in Hot Springs Road south of the project plus an 8" PVC sewer line
to the west of the property in Goni Road. If pipe slopes or sewer capacity is a
problem, the development also has the ability to connect to the 8" sewer line
that presently serves the property accessed by the cul-de-sac on Challenger
Way. Added demand on the existing lines is estimated at 5-10% of capacity,
thus not expected to be an issue.

D. Is there adequate capacity in the sewage disposal trunk line that you will connect
to in order to serve your project, or is your site on a septic system? (Contact
Public works for the required information.)

Reference item C above.

E. What kinds of road improvements are proposed or needed to accommodate your
project? Have you spoken to Public Works or Regional Transportation road
improvements?

The proposed high school borders the southern boundary of the airport which
is currently served by Goni Road and College Parkway. It is also accessible to
the on-road bicycle facilities as shown on the Carson City Unified Pathways
Master Plan. The school will be served by district school buses that will use
existing major travel corridors that could support alternative transit systems in
the future.

The site is located about 1/2 mile from the Carson City Freeway and has direct
access to College Parkway and Goni Road, both of which have the ability to
serve the proposed school facilities traffic needs consistent with the
Transportation Master Plan.

F. Indicate the source of the information that you are providing to support your
conclusions and statements made in this packet (private engineer, Public Works,
Regional Transportation, title report, or other sources).

This application package was prepared by Palmer Engineering Group, Ltd in
consultation with GL Szabo & Associates. The primary source of information
is the experience and knowledge these firms possess of Carson City and its
planning and development requirements. The city's planning department was
contacted regarding the unique parking requirements for this public charter
high school. The city’s utility department was contacted regarding the capacity
of existing water and sewer lines to accommodate the project.

Palmer Engineering Group, Lid.
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If outdoor lighting is to be a part of the project, please indicate how it will be
shielded from adjoining property and the type of lighting (wattage, height,
placement) provided.

Exterior lighting will comply with Carson City’s requirements for lighting that will
be shielded and minimize infringement on neighboring properties. Although the
specific lighting has not been chosen, a submittal will be made to the planning
department for approval of the fixture in the final design process.

Describe the proposed landscaping, including screening and arterial landscape
areas (if required by the zoning code). Include a site plan with existing and
proposed landscaping shown on the plan which complies with City ordinance
requirements.

Landscaping for the project will be in compliance with city standards. Design
will adhere to norms for school campuses with special consideration given to
utilization of low water use plants consistent with current trends toward the use
of zeroscape landscaping when at all possible. The landscaping will include
berms along both Goni Road and Old Hot Springs Road to provide for buffers
for traffic. See attached plans.

Provide a parking plan for your project. If you are requesting approval for off-site
parking within 300 feet, provide site plans showing 1) parking on your site, 2)
parking on the off-site parking lot and 3) how much of the off-site parking area is
required for any business other than your own. Design and dimensions of
parking stalls, landscaping islands and traffic aisles must be provided.

Carson City's Planning Department and Silver State High School
administrators were consulted for the unique parking requirements for the
students and staff for the proposed high school. It is not anticipated that off-site
parking will be allowed, or required, for this project. Design of the parking plan
is shown on the attached plans.

Palmer Engineering Group, Ltd.
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If there is any other information that would provide a clearer picture of your proposal
that you would like to add for presentation to the Planning Commission, please be
sure to include this information.

Silver State High School is seeking land that will provide for the development
of a new school with space for future expansion, allow for an aerospace
division and provide adequate area for a sports field. The property that is
currently under consideration for a Master Plan Amendment, Zone Plan
Amendment and Special Use Permit is recognized for its potential to meet
that need, plus it is served by existing facilities. This proposed use for the
land provides for a more efficient and desirable use of the land both for the
applicant and for Carson City.

ACKNOWLEDGEMENT OF APPLICANT

[ certify that the foregoing statements are true and correct to the best of my
knowledge and belief. | agree to fulty comply with all conditions as established
by the Planning Commission. | am aware that this permit becomes null and void
if the use is not initiated within one-year of the date of the Planning Commission’s
approval; and | understand that this permit may be revoked for violation of any of
the conditions of approval. | further understand that approval of this application
does not exempt me from all City code requirements.

- ) - S 4‘ \
d . (o foo A~/ §/¢’)9

oFignature of Applicant Date

= S — m—
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Legend

COMMERCIAL/EMPLOYMENT MIXED-USE
- Community/Regional Commercial - Downtown Mixed-Use
Neighborhood Commercial - Mixed-Use Commercial
Industrial
Mixed-Use Residential
RESIDENTIAL Mixed-Use Employment
Rural Residential (5-20 ac/du)
OPEN LANDS
Low Density Residential (0.2-3 du/ac
or 5-.33 ac/du) Public Conservation
Medium Density Residential (3-8 du/ac) Open Space
High Density Residential (8-36 du/ac) Parks and Recreation
OTHER 1
/ \ Mixed-Use
Public/Quasi-Public \3\‘ j Activity Center
Vashoe Tribe Adopted: April 6, 2006
Specific Plan Area

Conservation Reserve (Private)

Planned Roadway Connection

0 02 04 0.8 1.2 1.6

N TN TR Miles

Note: This map has been prepared for the City of Carson Gity for the purposes of the Carson City Master Plan. & does not represant a sunvey.
No Eability is assumed a5 10 the sulidency or scouracy of the data definaated.
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ZONING DESCRIPTIONS

A - Agricultural

AIP - Airport Industrial Park
CR - Conservation Reserve
DT-MU - Downtown Mixed Use
GC - General Commercial

Gl - General Industrial

GO - General Office

LI - Limited Industrial

MH1A - Mobile Home 1 Acre
MH6 - Mobile Home 6000
MHP - Mobile Home Park

NB - Neighborhood Business
P - Public

PR - Public Regional

PC - Public Community

PN - Public Neighborhood
RC - Retail Commercial

RO - Residential Office

TC - Tourist Commercial
-P - Planned Unit Development
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April 14, 2009

Mr. Mike Stephenson, P.E.
Paimer Engineering Group, Ltd.
611 Nevada Street

Carson City, NV 89703

Re: Silver State Charter High School - Carson City Sewer Capacity

Dear Mike:
at the comer of Goni Road and Oid Hot Springs
1se change, from Limited Industrial to. Public, the
* Carson City Sewer model (cumrently in HYDRA)
3 that there are no pipes with a d/D of 0.75 or
ment plant. This area is only served by gravity
mains,

If you have any questions, Please feel free to contact me at 882-5630 ext 4914.

Sincerely,
MANHARD CONSULTING, LTD.

tkehecca Bermer P [

Project Manager

C:\Documents and Settings\rbernier\Desktop\Stiver State doc
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FEMA Map Sciviee Center - FEMA Flood Zonc Designations

Definitions of FEMA Flood Zone Designations

Flood zones are geographic areas that the FEMA has defined according to varying levels of flood risk.  These zones are deplcte.d ona
community's Flood Insurance Rate Map (FIRM}) or Flood Hazard Boundary Map. Each zone reflects the severity or type of flooding in the

area

Moderate to Low Risk Areas
In communities that participate in the NFIP, flood insurance is available to all property ownars and renters in these zones:

ZONE DESCRIPTION

Areas outside the 1-percent annual chance fioodplain, areas of 1% annual chance sheet flow ﬂooding wher_e
B, C, and X average depths are less than 1 foot, areas of 1% annual chance stream flooding where the contributing drainage
' area is less than 1 square mile, or areas protected from the 1% annual chance flood by levees. No Base Fiood
Elevations or depths are shown within this zone. Insurance purchase is not required in these zones. :

High Risk Areas
In communities that participate in the NFIP, mandatory flood insurance purchase requirements apply to all of these zones:

ZONE DESCRIPTION
i Areas with a 1% annual chance of flooding and a 26% chance of flooding aver the life of a 3(_)-year mortgage.
A 1 Because detalted analyses are not performed for such areas; no depths or base flood elevations are shown

. within these zones.
N e e e — e | —— e

nnual chance of flooding and a2 26% chanceofﬂoocﬁgoverthelﬂeofa 30-year mortgage. In

Aress with a 1% a
AE,A1-A30 ! most instances, base flood elevations derived from detailed analyses are shown at selected intervals within
; these zones.
i Aréas wilh‘a 1‘?6:6@] c'ha_m-:; of s“hélb; ﬂc_)_od_lng. usu;ll;'—m- the form of a pond, with an average depth ranging
AH from 1 to 3 feet. These areas have a 26% chance of flooding over the life of a 30-year morigage. Base flood

elevations derived from detalled analyses are shown at selected intervals within these zones

T et it e e e o et et e i

.'Rwer or stream ﬂo;ihazard areas, and areas with a 1% or greater ch;nce of shaflow flooding each year,
AO ; usually in the form of sheet flow, with an average depth ranging from 1 to 3 feet. These areas have a 26%
chance of flooding over the life of a 30-year morigage. Average flood depths derived from detailed analyses are

i shown within these zones.

+ Areas with a temporarily increased flood risk due to the building or restoration of a flood control system {such as
| @ levee or a dam). Mandatory flood insurance purchase requirements will apply, but rates will not exceed the

AR rates for unnumbered A zones If the structure is built or restored in compliance with Zone AR floodplain
management regulations.
! Areas with a 1% annual chance of flooding that wil be protected by a Federal flood control system where
Ag9 i construction has reached specified legal requirements No depths or base flood elevations are shown within
. these zones.

High Risk - Coastal Areas

& floodZoncs&titic=FEMA Flood Zoac Designations (1 of 21/18/2009 11:55:37 AM
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FEMA Map Scrvice Conts - FEMA Flood Zane Desigrations
In communities that participate in the NFIP, mandatory flood insurance purchase requirements apply to all of these zones:

ZONE DESCRIPTION

. Coastal areas with a 1% or greater chance of flooding and an additional hazard assoclated with storm waves.
v : These areas have a 26% chance of flooding over the life of 30-year mortgage. No base flood elevations are
: shown within these zones,

: Coastal areas with a 1% or greater chance of flooding and an additional hazard associated with storm waves.
VE,V1-30 ' These areas have a 26% chance of flocding over the life of a 30-year morigage. Base flood elevations derived
from detailed analyses are shown at selected intervals within these zones.

Undetermined Risk Areas

ZONE DESCRIPTION

- Areas with possible but undetermined flood hazards. No fiood hazard analysis has been conducted. Flood
insurance rates are commensurate with the uncertainty of the flood risk.

FEMA Map Service Center, P.O. Box 1038 Jessup Maryland 20794-1039 Phone: (800) 358-9616
Adobe Acrobat Reader required to view certain documents, Click here to downlosd
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