
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF JANUARY 27, 2010 
 
FILE NO: SUP-09-094      AGENDA ITEM:  
 
STAFF AUTHOR: Kathe Green, Assistant Planner 
 
REQUEST: Special Use Permit approval to construct a 6,000 square foot indoor youth 
sports facility (multi-use indoor hitting/pitching facility) located in the northeast corner of 
Governor's Field. 
 
OWNER: Carson City Parks Department 
 
APPLICANT: Project One (Doreen Nelson) 

 
LOCATION/APN: 500 Evalyn Drive/004-016-03 
 
RECOMMENDED MOTION:  AAAAI move to approve SUP-09-094, a Special Use Permit 
request from  Project One  to allow construction of a 6,000 square foot  indoor youth 
sports facility (multi-use indoor hitting/pitching facility) located in the northeast 
corner of Governor's Field, on property zoned Public Regional (PR), located at 500 
Evalyn Drive,  APN 004-016-03, based on seven findings and subject to the 
conditions of approval contained in the staff report.” 
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RECOMMENDED CONDITIONS OF APPROVAL: 
 
 The following shall be completed prior to commencement of the use: 
  
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 consideration.  

 
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 meet all the conditions of approval and commence the use for 

which this permit is granted (obtain a building permit for the proposed facility) 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 Division 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 any associated permit application: 
 
5.  The applicant shall submit a copy of the signed Notice of Decision and conditions of 

approval with any associated permit application. 
 
6. The project requires application for a Building Permit, issued through the Carson City 

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

 
7. This project shall comply with all codes and ordinances pertinent to the building type 

and occupancy classification. 
 
8.  Building Insulation shall be provided to buffer the adjoining residential neighbors from 

the noise associated with this use.  
 
9. The construction plans shall show all utility services to the structure. 
 
10.  All water services (domestic and fire) shall have reduced pressure type backflow 

prevention devices due to risk of cross-contamination from the reclaimed water 
irrigation system on site. 
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11.  A completed commercial water and sewer connection fee worksheet will be required 
with submittal of the building permit application.  The connection fees will be payable 
upon issuance of the building permit.  Contact the Engineering Division to obtain the 
most current version (October 2009) of the worksheet. 

 
12.  A fire flow analysis is required with building permit submittal. 
 

13.  Verify with the Parks and Recreation Department the locations of existing water piping 
on site.  The closest water source may be at the existing fire hydrant located 80 feet 
southwest of the proposed building.  If connection is made at that point, a cut-in 
isolation valve will need to be installed ahead of the existing fire hydrant. 

 
14. The site is identified on the FEMA D-FIRM as being in an AH flood zone.  As such, the 

building will need to be located above the base flood elevation.  A completed flood 
elevation certificate will need to be submitted with the building permit application.  The 
required vertical datum is NAVD 1988. 

 
15. The existing site is known to have surface and subsurface drainage issues.  These will 

need to be dealt with during final design.  
 
The following are general requirements applicable throughout the life of the project: 
 
16.  The applicant must provide full compliance with State of Nevada dust control 

measures to mitigate dust at all hours within the construction limits. 
 
17.  Hours of construction are limited to 7:00 am to 7:00 pm, Monday through Saturday.  
 
18.  Hours of use of the facility are limited to park hours for Governor's Field. 
 
19.  The applicant must submit landscape plans to the Planning Division for review and 

approval prior to installation of landscaping, in compliance with the Carson City 
Development Standards, Division 3 Landscaping  

 
20.   Security lighting shall be strategically placed on site throughout the facility to deter 

vandalism.   All security lighting must be directed downward.  The design of the light 
standards must include cutoffs and shields, if necessary, to prevent any spillover of 
light or glare on to adjacent properties.  

 
21.  The building shall be secured and locked during hours of non-use. 
 
22.  Proper trash receptacles must be provided on the project site. Mitigation measures 

regarding trash migrating onto private property are required. 
 
23.  The primary building surface must be muted or earthtone in color. The colors 

proposed by the applicant, Governor’s Field Green and Light Yellow, comply with 
the purpose of this condition of approval.   
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LEGAL REQUIREMENTS: CCMC 18.04.185 (Public Regional-PR); CCMC 18.02.080 
(Special Use Permits) 
 
MASTER PLAN DESIGNATION: Parks and Recreation  
 
PRESENT ZONING: Public Regional (PR) 
 
KEY ISSUES: Will the proposed indoor youth sports facility negatively impact adjacent 
residential uses? 
 
SURROUNDING ZONING AND LAND USE INFORMATION  
NORTH: Public Community (PC), Carson City Parks Department linear park; Neighborhood 
Business (NB), Governor's Square attached homes; Mobile Home 6,000 (MH6), Roop 
Street South subdivision of single family detached residences 
SOUTH:  Limited Industrial (LI), various commercial and industrial uses 
EAST: Mobile Home 6,000- Planned Unit Development (MH6-P), Heritage Park Phase 6 
single family detached residences       
WEST:  Public Regional (PR), a separate parcel owned by Carson City Parks Dept. used 
as part of Governor's Field; Public (P) State of Nevada Department of Transportation 
Highway Maintenance Yard located across Roop Street; Public (P), Department of Motor 
Vehicles located across Oregon Street 
 
ENVIRONMENTAL INFORMATION 
1. FLOOD ZONE: AH (100-year flood plain) per FEMA Firm 80 
2. EARTHQUAKE FAULT: located beyond 500 feet from the site with severe earthquake 
potential (Zone 1). 
3. SLOPE/DRAINAGE: The site is flat.  
4. SOILS (where the building is proposed): 4: Bishop loam, saline  
 
SITE DEVELOPMENT INFORMATION 
1. LOT SIZE: 20.45 acres total (890,802 square feet) 
2. STRUCTURE SIZE:  The footprint of the proposed building would be 6,000 square feet 
in size.   
3. STRUCTURE HEIGHT: Maximum 21 feet 8 ¼ inches in overall height, although the 
building itself may be elevated up to several feet to accommodate the flood plain 
determination.   
4. PARKING: parking to be determined by Special Use Permit.  Parking spaces proposed 
in the vicinity of the building: 44 
5. SETBACKS: setbacks to be determined by Special Use Permit. Proposed setbacks 
approximately:  Front (south)  570 feet, Rear (north) 48 feet, Left Side (west) 1000 feet; 
Right Side (east) 237 feet. 
6. VARIANCES REQUESTED: None 
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DISCUSSION:  
 
A Special Use Permit is required for the following reason: 
 
# All development standards within the Public Regional zoning district relative to the 

lot including setbacks, building height, landscaping, off-street parking and signs 
shall be based on the requirements and conditions of the Special Use Permit, 
pursuant to CCMC Section 18.04.185. 

 
The applicant, Doreen Nelson of Project One on behalf of the Carson City Parks & 
Recreation Department, is requesting Special Use Permit approval to allow an indoor  
youth sports facility on the northeastern corner of Governor's Field, which is zoned Public 
Regional (PR).  This project will be primarily suited for baseball hitting and pitching practice 
for Carson City Little League and Babe Ruth participants. Players and coaches must 
currently travel out of town to use the closest indoor batting facility.  
 
Roger Moellendorf, Parks and Recreation Director, previously stated this proposal presents 
an opportunity for the City to construct a state-of-the-art, first class batting cage facility that, 
once constructed, will be owned by the City under the oversight of the Carson City Parks 
and Recreation Department. The facility would provide year-round recreational 
opportunities for Carson City's youth to practice their hitting and pitching skills, both in 
baseball and softball. No public funding is requested or allocated to complete this project, 
as it will be built entirely from donated funds.   
 
A site visit was conducted by staff on December 28, 2009.  The subject area of proposed 
construction is currently a landscaped island with an asphalt turn around and striped 
parking surrounding it. The area is used for parking during sporting events that are near 
that corner of the complex.   The landscaping in this area will be relocated on the 
Governor’s Field site or other park areas by the Parks and Recreation Department. 
 
Governor's Field has the following existing field types: 
$ Four Little League fields 
$ Two Babe Ruth fields 
$ Two Pop Warner football fields 
$ Four T-Ball fields, and  
$ Three outdoor batting cages 
The outdoor batting cages will remain open after the construction of the indoor facility.  
 
The property adjacent to this parcel to the south is zoned Limited Industrial.  The property 
directly to the north of the proposed location of the batting/pitching building is the linear 
parkway.  The linear parkway is approximately 100 feet wide, and runs west to east at this 
location. Directly north of the linear parkway is a forty foot wide street.  The property north 
of this is residential.  To the northwest the property is zoned Neighborhood Business and is 
built out as Governor’s Square attached homes.  The property to the northeast is zoned 
Mobile Home 6000 and is built out as Roop Street South homes.   There is also an 
easement recorded with the subdivision map for Roop Street South which states:  “Parcels 
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shown hereon are encumbered by a noise and light easement in favor of Carson City 
(Governor’s Park) for organized recreational activities which may last until midnight.”   East 
of the proposed area is Heritage Park Phase 6, property zoned Mobile Home 6,000-
Planned Unit Development.  Directly east of the proposed building is a large area of the 
Heritage Park Development which is designated as a drainage basin.  Some homes have 
been completed in this development, but the area directly adjacent to Governor’s Field 
proposed for homes has not been completed. These residential lots have a 15 foot 
drainage easement, public utility easement and Planned Unit Development periphery 
boundary on the rear of the properties running north to south on the property line adjacent 
to Governor’s Field.   
 
The footprint of the proposed building would be 6,000 square feet  and constructed of pre-
manufactured steel with insulation for both indoor climate and noise control. According to 
the applicant, the building will be insulated so no indoor activities will be heard from outside 
the building.  The building includes an open area for four batting cages, three caged 
training areas and a unisex bathroom on the first floor.   The man-sized door entrances to 
the building would be located on the north and south with a large garage-sized door on the 
east side of the building.  No windows are proposed. The development would include the 
construction of the building, parking, landscaping, drainage and utility hook up.  
 
The building design calls for 16 foot walls with a pitched roof at a maximum of 21 feet 8 ¼ 
inches in overall height.  Additional height may be needed to increase the entire elevation 
of the building if the determination of the flood plain requires additional height prior to 
construction of the building.   The building with this additional elevation will not exceed 30 
feet in overall height when compared to the ground level of Governor’s Field. The 16 foot 
walls are essential to provide adequate room for ball throwing and hitting. The roof pitch 
would be at a two and 12 to provide architectural variation as well as water and snow 
drainage from the building.  According to Carson City Development Standards 1.1.6, 
exterior building colors should blend with surrounding development and not cause abrupt 
changes.   Primary building surfaces (excluding trim areas) should be muted or earthtone 
in color. The applicant has proposed two colors for the building: Governor’s Field Green for 
the walls and Light Yellow for the trim. The colors of existing buildings at Governor's Field 
are similar to this proposal.  
 
The applicant states that according to comments previously received from Tom Grundy, 
E.I. Civil Design Supervisor with Carson City, the request is not in conflict with any 
Engineering Master Plans for streets of storm drainage. Also, Mr. Grundy stated that 
roadway capacities are adequate to accommodate traffic levels associated with the 
proposed use and that the proposal will have minimal effect on traffic and pedestrian 
activities. 
 
A preliminary analysis of the water system has been performed to verify that capabilities 
and fire flows at all points can be served with appropriate pressures and flow. The water 
and sanitary sewer systems for the proposed project will be served by the existing 
community systems already in place near the site.  The recent improvements to Evalyn 
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Drive include two conduits underneath the road. These conduits allow for easy utility hook 
up without tearing out the newly improved road. 
 
As in all Special Use Permits, the findings to grant approval must be met by the applicant 
for the project to be approved, the project will not detract from existing improvements and 
residents in the immediate area, but rather will be a positive addition to the existing campus 
and general area. Staff is recommending the Planning Commission approve SUP-09-094. 
 
PUBLIC COMMENTS:  Public notices were mailed to 69 adjacent property owners within 
300 feet of the subject site on January 8, 2010.  As of the completion of this report, there 
have been no comments received in favor or 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 January 27, 2010, depending on their submittal 
date to the Planning and Community Development Department. 
 
OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: All comments from 
various city departments and agencies that were received as of January 15, 2010 are 
attached to this report. 
 
Fire Department: This project must meet all codes and ordinances as they relate to this 
request.  
Building Department: The Carson City Building Division has no objections regarding this 
project. 
Engineering Department: The Engineering Department has no preference or objection to 

the special use request.  If the request is approved, then the following conditions of 
approval are recommended:   
1. All water services (domestic and fire) shall have reduced pressure type backflow 

prevention devices due to risk of cross-contamination from the reclaimed water 
irrigation system on site. 

2. A completed commercial water and sewer connection fee worksheet will be required 
with submittal of the building permit application.  The connection fees will be 
payable upon issuance of the building permit.  Contac the Engineering Division to 
obtain the most current version (October 2009) of the worksheet. 

3. A fire flow analysis is required with building permit submittal. 
4. Verify with the Parks and Recreation Department the locations of existing water 

piping on site.  The closest water source may be at the existing fire hydrant located 
80 feet southwest of the proposed building.  If connection is made at that point, a 
cut-in isolation valve will need to be installed ahead of the existing hydrant. 

5. The site is identified on the FEMA D-FIRM as being in an AH flood zone.  As such, 
the building will need to be located above the base flood elevation.  A completed 
flood elevation certificate will need to be submitted with the building permit 
application.  The required vertical datum in NVAD 1988. 

6. The existing site is known to have surface and subsurface drainage issues.  These 
will need to be dealt with during final design.  
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Health Department:  The Carson City Health and Human Services has no comments 
regarding the project as described in the packet received.  The applicant must meet all 
applicable codes and ordinances as they apply to this request. 
Parks and Recreation Department:  Our department supports the construction of an indoor 
pitching and batting practice facility at Governor’s Field to support youth athletics in this 
community.  
 
FINDINGS: 
Staff's recommendation is based upon the findings as required by Carson City Municipal 
Code (CCMC) Sections 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.  
 
Goal: Chapter 3: A Balanced Land Use Pattern 
 
Policies:  
 
1.4c: Protect existing site features, as appropriate, including mature trees or other 
character-defining features. 
 
Existing landscaping on the site will be relocated within Governor’s Field or other Carson 
City Park owned property.   
 
1.5 a,b: At adjacent county boundaries or adjacent to public lands, coordinated with the 
applicable agency with regards to compatibility, access and amenities. 
 
2.1d: Meet adopted standards (e.g. setbacks) for transitions between non-residential and 
residential zoning districts. 
 
The applicant is proposing a 237 foot setback from the property line adjacent to the 
residential zoning district on the east.  In addition, the Planned Unit Development on the 
east has a 15 foot rear setback and easement for the residences. Therefore, the two uses 
would be separated by a minimum of 252 feet.  In addition, the property directly to the east 
of the proposed facility in the residential zoning area is a drainage basin.  The proposed 
homes in this development will be located to the southeast of the proposed facility when 
they are built.   
 
The facility is proposed approximately 48 feet south of the northern property line which is 
adjacent to the100 foot wide linear parkway.  Beyond the parkway is a forty foot wide 
street, with a ten foot required side yard setback from the homes.  The actual setback from 
the proposed facility to the nearest home to the north is approximately 200 feet.    
 
3.3 d,e: Sited outside the primary floodplain and away from geologic hazard areas or 
follows the required setbacks or other mitigation measures. 
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The facility is proposed to be raised as needed to accommodate flood plain issues and 
provide the required elevation to maintain safety.  
 
Land Use Table descriptions: Provide for levels of services (i.e. water, sewer, road 
improvements, sidewalks, etc.) consistent with the Land Use designation and adequate for 
the proposed development. 
 
The applicant states that the water and sanitary sewer systems for the proposed project 
will be served by the existing community systems already in place near the site. A 
preliminary review of available information indicates that the proposed development does 
not adversely affect the water and sanitary sewer systems and can be adequately served 
by the existing City facilities. A preliminary analysis of the water system has been 
performed to verify that capacities and fire flows at all points can be served with 
appropriate pressures and flow.  
 
Chapter 4: Equitable Distribution of Recreational Opportunities 
 
Policies: 
 
4.1 b: Provide park facilities commensurate with the demand created and consistent with 
the City's adopted standards. 
 
4.3 a: Consistent with the Open Space Master Plan and Carson River Master Plan. 
 
The applicant states that the proposed indoor recreational facility best utilizes the land 
resources available. It is located at Governor's Field which is the main location for baseball 
and football activity in the sports youth programs in Carson City. The facility is maxed out 
with fields and parking areas other than the usually unused parking in the northeast corner 
of the property at the location of the proposed building. 
 
Chapter 6: Livable Neighborhoods and Activity Centers 
 
Policies: 
 
6.1a: Use durable, long-lasting building materials. 
 
6.1b: Promote variety and visual interest through the incorporation of varied building styles 
and colors, garage orientation and other features. 
 
The applicant is proposing architectural elements such as two and twelve roof pitch, no 
windows to reduce interaction with the residential neighborhood, and two building colors 
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(green and yellow) with soundproofing to reduce the impact of the facility on the 
surrounding areas.  
6.1c: Provide 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. 
 
The applicant is proposing three entrances to the building, one man-sized door on the 
north and south elevations and a large garage-sized door on the east. There will be no 
windows in the building. This will provide the nearest neighbors with privacy from the 
activities within the building. 
 
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 to existing rural neighborhoods. 
 
Access to Governor’s Field is through the entrance on Roop Street for vehicles or through 
several gated areas in the park for pedestrians.  The height of the proposed facility is 
mitigated by being placed away from the property boundaries.   
 

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.  

 
Dust control measures are required to mitigate dust at all hours within the construction 
limits. 
 
It is anticipated that the proposed indoor recreation center will result in physical activity by 
the very nature of its operation.   
 
There is no lighting associated with the proposed project other than security lighting. 
 
Hours of construction are limited to 7:00 am to 7:00 pm, Monday through Saturday. 
 
Hours of use will be limited to Governor's Field Park hours. 
 
The applicant will be required to insulate the building as a noise control measure. The 
applicant states that the insulation will not allow any of the indoor activities to be heard 
from the outside of the building. 
 
The access doors to the building will be located on the north, south and east sides of the 
building, with no windows. 
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The applicant has proposed the landscaping presently on the site be relocated to other 
areas on Governor’s Field or to other locations in the Carson City Park system.   

3. Will have little or no detrimental effect on vehicular or pedestrian traffic.   
 
The proposed use will generate additional vehicular and pedestrian traffic. Roadway 
capacities are adequate to accommodate traffic levels associated with the use.  
 
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.   

 
It is not anticipated that an increase in schools, police and fire protection will be associated 
with this proposal. 
 
The request is not in conflict with any Engineering Master Plans for streets or storm 
drainage. 
 
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 Public Regional  (PR) zoning district allows buildings and facilities owned, leased, or 
operated by the City of Carson City, Carson City School District or any other district, State 
of Nevada or the government of the United States by Special Use Permit. Therefore, upon 
approval of the Special Use Permit requested, the use will be consistent with the standards 
of the applicable zoning district.    
 
The approval of this Special Use Permit is limited to construction of the proposed indoor 
recreation building, landscaping and associated site improvements.  Any future expansion, 
additional buildings or change of use requires Special Use Permit approval. 
 
6. Will not be detrimental to the public health, safety, convenience and welfare.   
 
Security lighting shall be placed on the building as wall packs to deter vandalism. All 
security lighting must be directed downward.  The design of the light fixtures must include 
cutoffs and shields, if necessary, to prevent any spillover of light or glare onto adjacent 
properties.  
 
The building shall be secured and locked when not in use. 
 
7. Will not result in material damage or prejudice to other property in the vicinity.  

  
The proposed facility is in keeping with the Parks and Recreation Master Plan of 2006. The 
master plan specifically states that improvements and additions to Carson City's parks and 
sports complexes would be necessary to meet the demand that would accommodate  
additional tournaments. The proposed facility would help Carson City to meet those needs. 
The facility would also be a cost-effective partnership since the building would be 
constructed with donated funds. As a condition of approval, proper trash receptacles must 
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be provided on the project site. Mitigation measures regarding trash migrating onto private 
property will be required. 
 
Conditions of approval will require compliance with all City requirements. Additional 
requirements for landscaping, security lighting and limited hours of operation ensure the 
subject project does not adversely impact or materially damage adjacent properties in the 
immediate vicinity. 
 
 
Respectfully submitted, 
 
PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT 
 

 
 

_____________________________  
Kathe Green 
Assistant Planner 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
H:\PlngDept\PC\PC\2010\Staff Reports\SUP-09-094 Batting Cages.doc 




























































	SUP-09-094 Batting Cages
	SUP-09-094  1-27-10

