
STAFF REPORT FOR PLANNING COMMISSION MEETING MARCH 31, 2010 
 
 
FILE NO:  SUP-10-014 AGENDA ITEM: H-2 
 
STAFF AUTHOR:   Jennifer Pruitt, Principal Planner 
 
REQUEST:  Approval of a Special Use Permit to allow a greenhouse project with 
vegetable and flower garden plots at the Carson City High School. 
 
APPLICANT / OWNER: Mark Rotter, Manhard Consulting / Carson City School 
District 
 
LOCATION:   1111 North Saliman Road  
 
APN:   010-041-53  
 
RECOMMENDED MOTION: “I move to approve SUP-10-014, a Special Use 
Permit application from Manhard Consulting, to allow a greenhouse project 
with vegetable and flower garden plots, on property zoned Public (P), 
located at 1111 North Saliman Road, Assessor’s Parcel Number 010-041-53, 
based on seven findings and subject to the recommended 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 / conditions of 

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

 
2. The applicant shall meet all the conditions of approval and commence the 

use (obtain and maintain a valid building permit) for which this permit is 
granted within twelve months of the date of final approval.  A single, one-
year extension of time may be granted if requested in writing to the 
Planning and Community Development 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. 

 
Conditions required to be incorporated into the proposed development 
plan. 
 
3. All development shall be substantially in accordance with the development 

plans approved with this application, except as otherwise modified by the 
conditions of approval herein.  

 
4. All 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.  

 
5. All improvements shall conform to City standards and requirements.  
 
6. A Sign Permit is required prior to the placement or erection of any sign, or to 

install or alter any electrical wiring or fixture.  See the Planning and Community 
Development Division for information and standards. Development Standards, 
Division 4. 

 
7. Provide color swatches of proposed exterior colors. Exterior building colors 

should blend with surrounding development and not cause abrupt changes.  
Primary building surfaces (excluding trim areas) should be muted or earth-tone in 
color. 

 
8. Trash enclosures shall be designed to meet or exceed minimum size and 

location requirements as determined by the sanitation company and shall be 
located to provide unobstructed access to refuse vehicles.  All trash, refuse or 
recycled material shall be stored in containers within its walled enclosure 
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The following shall be submitted or included as part of a building permit 
application: 
 
9. The applicant shall obtain a building permit from the Carson City Building 

and Safety Division for the proposed construction. 
 

10. The applicant shall submit a copy of the Notice of Decision / conditions of 
approval, signed by the applicant and owner.  

 
11. Details of the proposed light standards must be submitted with the building 

permit.  
 

12. Dust control measures must be employed during the construction period.  
 
13. The applicant shall obtain a Certificate of Occupancy and/or final 

inspection and approval for all required improvements.  
 

14. The construction drawings must show more detailed information on the 
water and sewer connections, and there may be a reduced pressure 
assembly required, if none is on the site. 

 
15. 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. 

 
16. A fire flow analysis is required with building permit submittal.  Fire 

Department will require a fire hydrant within 250 feet and 1500 gpm 
minimum flow.   

 
17. The site is identified on the FEMA flood map as being in an AE Flood 

Plain.  All pertinent flood plain information must be submitted with the 
application for permit.  The proposed greenhouse and restrooms and any 
appurtenances will comply with CCMC 12.09 Flood Protection Ordinance 
and will mitigate their impacts by balancing the cut and fill areas.  This will 
create a zero net impact to the flood plain.  The required vertical datum is 
NAVD 1988. 

 
18. Food Regulation: Produce grown in the greenhouse will be subject to all 

requirements in Nevada Administrative Code (NAC) 446, regarding food 
establishments.  A "Certified Growers Certificate" will be required to be 
obtained from the Nevada Department of Agriculture in order to distribute 
food from this site.   
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19. Facility requirements: The building itself will be required to adhere to all 
school regulation requirements as stated in the Nevada Administrative 
Code (NAC) 444.  

 
LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.080 (Special Use 
Permits) and 18.04.170 (Public Zoning District). 
 
MASTER PLAN DESIGNATION: Public Quasi Public 
 
ZONING DISTRICT:    Public (P)  
 
KEY ISSUES:  Will the proposed greenhouse building be compatible with 
adjacent land uses and properties?  Would the proposed greenhouse project 
cause material damage to surrounding properties?  Is this an appropriate location 
for the proposed use?  
 
SURROUNDING ZONING AND LAND USE INFORMATION  
 
NORTH: General Commercial (GC) - Lutheran Church and retail stores 
SOUTH: Single Family 1 Acre (SF1A) - LDS Church;  and Agriculture (A) - Lompa 

Ranch  
EAST:  Agriculture (A) - Lompa Ranch  
WEST:  General Commercial (GC) - Retail store;  Public Regional (PR) - Mills 

Park;  Multi Family Apartments (MFA) - Apartments;  and Residential 
Office (RO) - Apartments 

 
SITE HISTORY  
  
• The construction year-of-record for Carson City High School is 1970.  
  
• On June 07, 1990 – the Board of Supervisors approved a Special Use Permit (U-

89/90-25) for bleacher covers on this site; Planning Commission and staff had 
recommended approval.  

 
• On December 17, 1990 – the Planning Commission approved a Special Use 

Permit (U-90/91-14) for several modular classroom buildings on this site; staff 
had recommended approval.  

 
• On June 25, 1991 – the Planning Commission approved a Special Use Permit 

(U-90/91-39) for outdoor recreation and parking lot improvements on this site; 
staff had recommended approval.  

 
• On August 27, 1991 – the Planning Commission approved a Special Use Permit 

(U-91/92-06) for modifications to parking areas, access roads, construction of 
playing fields and additions to existing facilities on this site; staff had 
recommended approval.  
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• On January 11, 1995 – the Planning Commission approved a Special Use Permit 
(U-94/95-22) for the construction of baseball field improvements, including field 
lights, a concession stand and restrooms on this site; staff had recommended 
approval.  

 
• On January 07, 1998 – the Planning Commission approved a Special Use Permit 

(U-97/98-20) for the construction of a High Tech Center building on this site; staff 
had recommended approval.  

 
• On February 25, 1998 – the Planning Commission approved a Special Use 

Permit (U-94/95-22A) for modification of dugouts and batting cages; staff had 
recommended approval.  

 
• On June 29, 2005 – the Planning Commission approved a Special Use Permit 

(SUP-05-085) for the construction of a 10,800-square-foot storage and 
maintenance building; staff had recommended approval. 

 
ENVIRONMENTAL INFORMATION  
 
• FLOOD ZONE:  AE Flood Plain. 
 
• SLOPE/DRAINAGE:  The site is nearly level; natural drainage tends to the 

south/east; the site has developed drainage facilities.  
 
• SOILS: m 71:  Urban Land. 
 
• SEISMIC ZONE:  Zone I (high shaking potential); no fault lies within 500 feet of 

the proposed location.   
 
SITE DEVELOPMENT INFORMATION  
  
1. PARCEL AREA:     65.38  Acres   
2. PROJECT SITE AREA:    Approximately 34,000 square feet 
3. EXISTING LAND USE:    Secondary Educational Facility 
4. PROPOSED STRUCTURE –  
  BUILDING FOOTPRINT:   2,160 Square feet (sf) (70 feet by 30 feet)  
  HEIGHT:    Approximately 16.1 feet   
 FUTURE GREENHOUSE  1,800 sf (60 feet by 30 feet) 
5. REQUIRED SETBACKS:  Set according to the approval of a Special  

     Use Permit 
6. PROVIDED SETBACKS:   Front:  1,100 feet   Side/north: na    

     Side/south: 390'   Rear: na 
7. PARKING REQUIRED:   Four parking spaces 
 PARKING PROPOSED:  Four parking spaces 
 W/EXPANSION REQUIRED  Eight parking spaces   
 W/EXPANSION PROPOSED   Nine parking spaces 
8. VARIANCES REQUESTED:  None   
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DISCUSSION:  
 
A Special Use Permit is required by CCMC Section 18.04.170, which states that: 
 

The Conditional Uses in the Public District which require a Special Use 
Permit are: Buildings and facilities owned, leased or operated by the city 
of Carson City, Carson City Unified School District or any other district, 
state of Nevada or the government of the United States.  

 
All public district development standards relative to lot area, setbacks, 
building height, landscaping, off-street parking and signs shall be based 
on requirements and conditions of the Special Use Permit. 

 
The intent of the Greenhouse Project (TGP) is to provide a teaching center for 
vocational and educational training in horticulture. The TGP includes a 2,160 -
square-foot green house, required restroom facilities, trash enclosure and 
approximately 3,050 square feet of vegetable and flower garden plots, in addition 
to the relocation of an existing building on the site. The proposed project will also 
have minimal signage located at the southern entrance to the site. The Carson 
City High School (CHS) is centrally located with respect to other schools, making 
this site is particularly suitable for this type of project.  
 
A greenhouse is a structure with a glass or plastic roof and frequently glass or 
plastic walls; it heats up because incoming solar radiation from the sun warms 
plants, soil, and other things inside the building faster than heat can escape the 
structure. Air warmed by the heat from hot interior surfaces is retained in the 
building by the roof and wall.   
 
Greenhouses protect crops from too much heat or cold, shield plants from dust 
storms and blizzards, and help to keep out pests. Because greenhouses allow 
certain crops to be grown throughout the year, greenhouses are increasingly 
important in the food supply of many areas.   
 
The TGP proposes to place the 72-foot by 30-foot greenhouse structure in the 
southeastern portion of the CHS campus, which will be surrounded by existing 
the sport fields, about 30 feet east of the tennis courts on site and west of the 
soccer field and an existing bus parking lot.  The proposed project is over 1,200 
feet east of the nearest residential properties, which are along Saliman Road.  
Access to the building is via an existing service drive to Robinson Street.   
 
The greenhouse structure is designed of a lightweight steel galvanized structural 
frame, which will be covered with polyethylene material. The height of the 
proposed greenhouse structure is approximately 16 feet.  The primary entrance 
of the greenhouse will be on the eastern elevation which  depicts an open center 
with an access gate and fencing.  The site plan indicates the expansion of the 
TGP project is projected to the east of the proposed greenhouse structure.  The 
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applicant has incorporated future parking into to the plan provided to satisfy the 
parking required for the future expansion.   
 
The hours of operation associated with the TGP is 40 hours per week, the 
applicant has noted that the hours will be adjusted accordingly considering the 
curriculum schedules. The project site will be secured with fencing and access 
gates; it is intended for the Greenhouse Manager, Assistant Manager and a CHS 
representative to have access keys to the project site.   
 
The food generated for the TGP will be primarily supplied to local food banks, 
with a small portion being utilized by the CHS in its vocational culinary program. 
The flowers grown by the TGP will be sold at the Carson City Farmer’s Market 
and provided for use in the flower baskets which attractively decorate the Carson 
City Downtown Core.  
 
If the subject Special Use Permit is approved, the applicant has noted that the 
proposed project will take approximately, six months to become operational. The 
immediate benefit to the Carson City will be training of the students which will be 
responsible for  the methods of raising food. The TGP is projected to provide 20 
students selected to utilize work study positions. Per the applicant, all staff and 
volunteers associated with the project will be required to be fingerprinted and 
complete background checks as required by the Carson City School District.  
 
In reviewing the information provided by the applicant and the required findings 
as identified below, the findings to grant approval of this Special Use Permit can 
be made. Therefore, it is recommended that the Planning Commission approve 
this Special Use Permit application, SUP-10-014. 
 
PUBLIC COMMENTS:  Public notices were mailed on   March 12, 2010 notices 
were sent to 30 adjacent property owners within 300 feet of the subject site 
pursuant to the provisions of NRS and CCMC.  Within the application submitted, 
the applicant has provided letters of support from, Richard Stokes, 
Superintendent of the Carson City School District, Joyce Buckingham, Executive 
Director of the Ron Wood Family Resource Center, Assemblywoman Bonnie 
Parnell of the Nevada Assembly, JoAnne Skelly of UNR Cooperative Extension, 
and three members of the general public. Any comments that are received after 
this report is complete will be submitted prior to or at the Planning Commission 
meeting, depending on their submittal date to the Planning Division.   
 
OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: The 
following comments were received from various city departments. 
Recommendations have been incorporated into the recommended conditions of 
approval, where applicable. 
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Building Division comments: 
 
Miscellaneous improvements to the site, which constitute the following: 
 

• Construction of a 30’ x 72’ (2,160 sf) greenhouse 
 

• Relocate existing portable building 
 

• Detached restroom building (size to be determined) 
 
SUBMITTAL REQUIREMENTS: 
 
In addition to the requirements outlined within the Carson City Building Division 
handout titled: Commercial Submittal Requirements, the following specific 
concerns shall be addressed. 
 
1. This 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.  

 
2. The plans submitted for review shall comply with the prescriptive 

requirements found in the Carson City Building Division handout titled 
Commercial Submittal Requirements: New Construction & Additions. This 
handout may also be found online at: www.carson-
city.nv.us/Index.aspx?page=181 

 
COMMENTS APPLICABLE TO MPR PLAN SUBMITTAL: 
 
General  
 
3. Based on the information provided, the following would be applicable to this 

project: 
 

• 2007 Northern Nevada Amendments* (’07 NNA) 
 

• 2006 International Building Code (’06 IBC) 
 

• 2006 International Fire Code (’06 IFC) 
 

• 2006 Uniform Mechanical Code (’06 UMC) 
 

• 2006 Uniform Plumbing Code (’06 UPC) 
 

• 2005 National Electrical Code (’05 NEC) 
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• 2003 ICC/ANSI A117.1 (For accessible design) 
 
* Carson City has adopted the 2007 Northern Nevada Amendments, which are 
available online at both the Carson City Building Division website and the 
Northern Nevada Chapter of the International Code Council (NNICC) at 
www.nnicc.org.  
 
4. Care shall be given to address site accessibility. As a part of the submittal, 

please provide a separate plan sheet, independent of the other design 
sheets, which clearly show the Accessible Route / Exit Discharge Plan. 
The Accessible Route / Exit Discharge Plan shall have the following 
minimum information from the accessible entrance of the facility to the public 
right of way. (’06 IBC Section 1007, 1104.1 & ICC/ANSI A117.1-2003 
Chapter 4 & 5):  

 
• Indicate accessible route surface 

 
• Indicate accessible route slope 

 
• Indicate accessible route width 

 
• Indicate accessible route turn radius 

 
• Indicate all accessible ramps, with a dimensioned cross section details 

indicating slope & guardrails (where applicable) 
 

• Indicate the location and type of the detectable warning surface at curb 
ramps, island or cut-through medians (ICC/ANSI A117.1-2003 Sections 
406.13, 406.14 & 705) 

 
• Indicate all accessible parking, with signage 

 
• Indicate location of all building and site accessible signage, with an 

elevation view to verify compliance with required text, height, etc.  
 
NOTE: The Accessible Route / Exit Discharge Plan shall clearly show the 
accessible route from the accessible entrance of the facility to the accessible 
parking, accessible passenger load zones, public transportation stops, public 
streets and sidewalks – as applicable to the site. (’06 IBC 1007.2, 1023.1, & 
1104.1) 
 
5. As a part of the submittal, please provide a Utility Site Plan, which indicates 

the routing of all utilities associated with this project 
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6. In lieu of a complete Egress Plan, provide an Architectural Floor Plan, 
showing the bedding locations and the egress aisles throughout the 
greenhouse. The design shall show compliance with the requirements for 
egress and accessible egress. (’06 IBC Chapters 10 & 11) 

 
7. As noted in item #1, above, a Building Permit will be required for the site 

development and construction of the greenhouse. The permit(s) shall be 
issued to the appropriately Nevada licensed contractor, or the entire project 
to a Nevada licensed General Contractor.  (NRS 624.031 & 624.3011 #2) 

 
8. Due to the type and size of the structure, a complete geotechnical analysis 

of the site for liquefaction will not be required. However, a review of the soil 
conditions shall be undertaken by the Engineer to determine site 
compatibility with the proposed structural design.  

 
9. The architectural design of greenhouses shall comply with the 2006 

International Building Code (’06 IBC) general provisions for this type of 
structure, and the specific requirements outlined within ’06 IBC Appendix 
‘C’.  

 
10. To determine the total occupant load of the greenhouse, please use the 

Occupant Load Factor (OLF) of 1:300 gross found within ’06 IBC Table 
1004.1.1 for “Agricultural Building”.  

 
11. The designer shall address the need for an onsite permanent restroom 

facility, in compliance with the 2006 International Building Code (’06 IBC). 
Since a Group ‘U’ occupancy is not represented by the plumbing fixture 
table within the code (’06 IBC Table 2902.1). Please use the plumbing 
fixture count based on the requirements for a Group ‘S-2’ occupancy. In 
addition, based on an assumed occupant load of less then 16 (sixteen), the 
site need only have one (01) unisex accessible restroom for a maximum 
load of 15 (fifteen). (’06 IBC 2902.1, Table 2902.1, & 2902.2 Exception #2)  

 
Parks and Recreation Department comments:  
 

• No comments. 
 
Engineering Division comments:  
 
The Engineering Division has no preference or objection to the special use 
request.  If the request is approved, then the following conditions of approval are 
recommended. 
 
1. The construction drawings must show more detailed information on the 

water and sewer connections, and there may be a reduced pressure 
assembly required, if none is on the site. 
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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.  Contact 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.  Fire 

department will require a fire hydrant within 250 feet and 1500 gpm 
minimum flow.  Please verify this with Duane Lemons of the Carson City 
Fire Department. 

 
4. The site is identified on the FEMA flood map as being in an AE Flood Plain.  

All pertinent flood plain information must be submitted with the application 
for permit.  The proposed greenhouse and restrooms and any 
appurtenances will comply with CCMC 12.09 Flood Protection Ordinance 
and will mitigate their impacts by balancing the cut and fill areas.  This will 
create a zero net impact to the flood plain.  The required vertical datum is 
NAVD 1988. 

 
Health Department comments:  
 
1. Food Regulation: Produce grown in this greenhouse will be subject to all 

requirements in Nevada Administrative Code (NAC) 446, regarding food 
establishments.  A "Certified Growers Certificate" will be required to be 
obtained from the Nevada Department of Agriculture in order to distribute 
food from this site.   

 
2. Facility requirements: The building itself will be required to adhere to all 

school regulation requirements as stated in the Nevada Administrative 
Code (NAC) 444.  

 
 
FINDINGS:   Staff recommends approval of the Special Use Permit based the 
findings below, pursuant to CCMC 18.02.080 (Special Use Permits), subject to 
the recommended conditions of approval, and further substantiated by the 
applicant’s written justification. 
 
As herein described, the proposed project is consistent with the following 
applicable goals and policies (in italics) of the Master Plan in accordance with the 
seven findings (in bold) required for approval of a Special Use Permit: 
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1. The use will be consistent with the objectives of the Master Plan 
elements.   

 
Goal 2:  Promote better community design, appearance and recognition of 
Carson City as identified in the various design guidelines ordinances, the Visual 
Preference Survey, Capital City Focus, and Downtown Master Plan. 
 
Policy 2.1 Promote developments designed to best utilize and maintain the land 
resources.  
 
As the applicant has noted, one of the key attributes of western heritage is self-
reliance. The TGP will instill the tradition of self-reliance in the residents and 
primary students of the TGP to learn how to grow food in an environmentally 
sustainable way. The student will receive a practical education in the plant 
propagation, cultivation, harvesting, marketing and distribution.  
 
Policy 2.4 Protect and enhance the character of residential neighborhoods, open 
views and vistas, and property values.  
 
The 2,160-square-foot greenhouse structure is proposed on the southeast side of 
the CHS campus.  The proposed location is over 1,200 feet from the nearest 
residential property and would therefore not impact open views, vistas or 
property values.  
 
This site was preferred by the personnel at the high school because the students 
will have direct access from their classrooms. The use of the site for this purpose 
will promote a sense of community and a more connected city.  
  
2. The proposed use will not be detrimental to the use, peaceful 

enjoyment, economic value, or development of surrounding 
properties or the general neighborhood; and will cause no noise, 
vibrations, fumes, odors, dust, glare or physical activity. 

 
During construction dust must be controlled and staff has recommended a 
condition of approval to this effect. Once complete, the proposed use should not 
create any objectionable noise, vibrations, odors, dust, glare or physical activity 
any more than the current use of the property does.  Additionally, the nearest 
residential properties are located over 1,200 feet to the west of the greenhouse 
location.   
 
The proposed project does involve uses that will take place outside, specifically 
the vegetable and flower beds, which will result in physical activity on site. It is 
not anticipated that the outside uses will be detrimental to the use, peaceful 
enjoyment, economic value, or development of surrounding properties or the 
general neighborhood. 
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3. The project will have little or no detrimental effect on vehicular or 
pedestrian traffic. 

   
The proposed access is via a service drive to Robinson Street (stub), connecting 
to Saliman Road. The site is served by an adequate existing street network.  
Pedestrian movement would not be affected.   
 
4. The project 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.   

 
The proposed greenhouse structure will not require the extension or expansion of 
any other public services or facilities other than itself.  
 
The TGP will have one sink and a separate rest room facility. The water usage 
will include water for the garden plots. This water usage per the applicant will be 
small and will not deplete the Carson City water supply. The applicant has 
provided an estimated water usage for the proposed project of approximately 
4,065 gallons per day.  
 
There are existing water lines that run throughout the subject parcel to serve the 
CHS. The TGP will extend the six inch water line to the east and connect to the 
propose greenhouse structure.  
 
The subject area is served by an existing 18 inch sewer trunk main. The main 
has been analyzed with the sewer master plan prepared by Manhard Consulting.  
 
 
5. The project meets the definition and specific standards set forth 

elsewhere in this Title 18 for such particular use and meets the 
purpose statement of that district.  

 
Public uses, such as schools, are a primary purpose of the Public district – 
including split-zoned parcels.  A school (and its accessories) is a conditional use 
in the Public zoning district.  Upon approval of the Special Use Permit with the 
recommended conditions of approval, the proposed greenhouse project will be in 
conformance with the requirements of the Carson City Municipal Code and 
related Development Standards.  
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6. The project will not be detrimental to the public health, safety, 
convenience and welfare.  

 
In addition to the issues addressed in this Special Use Permit, the proposed 
greenhouse structure would require a building permit, related reviews and 
inspections and will therefore not be detrimental to the public health, safety, 
convenience and welfare.  
 
7. The project will not result in material damage or prejudice to other 

property in the vicinity.   
 
As noted above, the distance to adjacent properties is measured in hundreds of 
feet.  The impacts of the proposed project would hardly be noticeable and would 
not result in material damage or prejudice to adjacent residential, public or 
agricultural property in the vicinity.  
 
 
Respectfully submitted, 
 
PUBLIC WORKS, PLANNING DIVISION 
 
Jennifer Pruitt 
__________________________________ 
Jennifer Pruitt, AICP, LEED AP  
Principal Planner 
 
Attachments: 
 Application (SUP-10-014) 
 Building Division comments 
 Engineering Division comments 
 Health Department 
 Parks and Recreation Department 
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