
STAFF REPORT FOR PLANNING COMMISSION MEETING OF  
MAY 26, 2010 

 
FILE : SUP-10-019                                                                 AGENDA ITEM:  H-2 
 
STAFF AUTHOR:  Jennifer Pruitt, Principal Planner 
 
REQUEST:  A Special Use Permit request to allow a Public Charter School as a 
conditional use on property zoned Public Regional (PR). 
 
APPLICANT:  Palmer Engineering Group, Ltd. 
 
OWNER:  Carson City 
 
LOCATION:  Arrowhead Drive; APN 008-391-12 
 
MOTION FOR APPROVAL: “I move to approve SUP-10-019, a Special Use Permit 
application to allow a Public Charter School campus as a conditional use on 
property zoned Public Regional, located at Arrowhead Drive, APN 008-391-12, 
based on seven findings and subject to the conditions of approval contained in 
the staff report.” 
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SPECIAL USE PERMIT RECOMMENDED CONDITIONS OF APPROVAL: 
 
1. All development shall be substantially in accordance with the development plans 

approved with this application, except as otherwise modified by these conditions 
of approval. Minor modifications to the development plans may be approved by 
the Director.  

 
2. All on- and off-site improvements shall conform to City standards and 

requirements.   
 

3. The use for which this permit is approved shall commence within twelve months 
of the date of final approval.  Obtaining a building or construction permit for the 
proposed construction shall constitute project commencement.  A single, one-
year extension of time may be granted if requested in writing to the Planning 
Division 30 days prior to the one year expiration date.   

 
4. 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, the item will be rescheduled for the next 
Planning Commission meeting for further consideration.   

 
5. The applicant shall obtain a building permit from the Carson City Building and 

Safety Division for the proposed construction.  
 
6. The plans submitted for review shall comply with the prescriptive requirements 

found in the Carson City Building Division handout titled: Commercial Submittal 
Requirements. 

 
7. Lighting fixture details and “cut-sheets” shall be submitted with a Building Permit 

application in compliance with Development Standards Division1.3 Lighting.  Any 
lighting fixtures shall be so installed as to project light downward and away from 
adjoining properties and glare to the sky.  A photometric plan will be required with 
the Building Permit submittal for review and approval by the Planning division.  

 
8. Project signage requires an application for a Building Permit, issued through the 

Carson City Building Division. The sign(s) shall be placed so as to maintain 
proper separation from above and below ground utilities.  Coordination with the 
civil design engineer for sign placement is highly advised. The sign(s) shall not 
be placed within any utility, access or drainage easement.   

 
9. The applicant shall submit landscape plans in compliance with the Carson City 

Development Standards, Division 3 (Landscaping) with building permit plans for 
review and approval by the Planning Division.   

 
10.  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.  Bold colors shall be avoided except when used 
as accent or trim. 
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11. Reflective, untreated roofs shall be prohibited unless painted flat, non-glossy 
paint to compliment or match the primary color of the primary exterior building 
material(s). 

 
12. All roof-top equipment on new portions of the building shall be screened pursuant 

to Carson City Development Standards Division 1.1.7. 
 

13. The applicant must meet all applicable State (NRS & NAC 444), Local and 
Federal codes and ordinances as they apply to this request. Plans for this facility 
must be submitted and approved by Carson City Health & Human Services.  

 
14. An Avigation Easement on the subject site is required, the easement will include 

an acknowledgement that the proposed project is within or near the flight path 
operations area of the Carson City Airport, as such the passage of aircraft may 
generate possible noise, dust, turbulence and similar activity as made inherent in 
the operations of aircraft using the air space over Carson City from taking off, 
landing and or operating at the Carson City Airport.  

 
15. The Maximum building height for the project shall be limited to 35 feet six inches 

in overall height. 
 

16. Sound proofing materials, noise control, acoustical and vibration mitigations 
solutions shall be required to be submitted to the Planning Division with the 
required building permit, and will be the responsibility of the applicant.   

 
17. The project plans will be required to be sent to the Federal Aviation Authority 

(FAA) for review and approval, if required, prior to the required building permit 
submittal. A copy of the FAA approval must be submitted to the Planning Division 
with the required building permit.  

 
18. This Special Use Permit shall be reviewed by the Planning Commission two 

years from the date of initial approval.  The applicant shall provide written 
documentation of compliance with all conditions of approval to the Planning 
Division for the review at least 45 days prior to the review date. The Planning 
Commission may require additional reviews as it deems appropriate.  

 
19. This SUP approval is specific to the construction and operation of an approximate 

67,215 square foot Public Charter School (on-line distance education junior high 
and high school). Minor modifications to the approved plan may be authorized by 
the Planning Director. All other changes or increase in use will require an 
amendment to this Special Use Permit. 

 
Engineering Division Conditions: 

 
20. Final design shall include a traffic impact study that provides recommendations 

for adequate left-turn lane design along Arrowhead Drive. 
 
21. Frontage improvements along Arrowhead Drive are required with development of 

the initial phase of the project similar to that shown on the SUP site plan. 
 



SUP-10-019 
Staff Report 

May 26, 2010 
Page 4 of 18 

22. A street luminaire shall be installed to illuminate the driveway approach at 
Arrowhead Drive. 

 
23. Final design shall include a complete grading plan, showing existing and 

proposed site elevations, swales, cut and fill slopes, grading quantities and 
temporary erosion control measures. 

 
24. Final design shall include a complete site/drainage plan, covering all aspects of 

the site development and design, including existing and proposed drainage 
features and facilities. 

 
25. Final design shall include a complete drainage analysis, including hydraulic and 

hydrologic calculations, drainage system capacities, design flows, flood flows, 
detention system requirements, and floodplain issues in the format of section 
14.9.1 of the Carson City Development Standards. 

 
26. Final design shall include a storm drainage collection system design, including 

invert elevations, slopes, pipe and/or channel sizes and pad or finished floor 
elevations. 

 
27. Final design shall include onsite detention facilities capable of handling a five 

year, one hour duration design storm. 
 
28. Final design shall include provisions for passing flows of a one-hundred year, 

twenty-four hour duration design storm through the site. 
 
29. Wetland disturbance and necessary mitigation shall be in accordance with 

requirements set forth by the U.S. Army Corps of Engineers. 
 
30. Final design shall include parking lot details, parking stall dimensions, curbs, 

striping, signing and lighting.  
 
31. Final design shall include provisions for ADA access along the sidewalks and 

ramps. 
 

Utilities Conditions:  
 
32. Fire sprinkler system connection(s) - Requires above-ground double check-valve 

assembly in accordance with NAC 445A.  If the fire sprinkler system is to contain 
any hazardous substance, including glycol, a reduced pressure principle 
assembly is required.   

 
33. Water connection(s) – Final design shall indicate size(s) and location of service 

tap(s) and meter box(es).  Indicate whether taps and meters are for domestic or 
irrigation purposes. 

 
34. Sanitary sewer main extension – Final design shall include extension of a 

sanitary sewer main to the site along Arrowhead Drive, unless other arrangement 
can be made by permission of the City Parks and Recreation Department to 
allow easements across adjacent City property for sewer laterals to drain to 
Centennial Park Drive. 
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35. Sanitary sewer connection – Final design shall indicate sewer lateral size(s) and 

location(s).  
 
36. Water usage information is required at final design to determine water and sewer 

connection fees. 
 
37. Fire flow calculations required by the Fire Department must be signed and sealed 

by a P.E. and approved by Utilities Engineering.  Contact Mark Brethauer at 887-
2355, extension 7364, for additional information. 

 
38. Wastewater pretreatment and a wastewater discharge permit will be required.  

Grease interceptors shall be designed in accordance with the Uniform Plumbing 
Code and shall have 24-hour access.  Contact the Environmental Control 
Division, Mark Irwin at 887-2355 extension 7380 for additional information. 

 
39. Reduced pressure type backflow prevention devices are required for domestic 

services. 
 
40. A water system analysis which complies with the requirements if Division 15.3.1 

is required with the first submittal of final plans which shows that the proposed 
water system can meet required fire flows and that 60 psi is available at the 
meters during peak demand periods.  The water analysis shall include a narrative 
report and system map.  The report shall provide the calculations for fire flows 
and system pressure and shall include assumptions made to support the 
calculations.  The map shall show all existing and proposed water mains, PRV's, 
check valves, system zones, streets and parcels. 

 
41. A sewer system analysis which complies with the requirements if Division 15.3.2 

is required with the first submittal of final plans which shows that the existing 
sewer system has sufficient capacity to handle the proposed project.  All existing 
sewer collection lines to which the development utilizes as an outfall must be 
capable of conveying a peak flow of d/D less than 0.75, or an upgrade of the 
existing system will be required.  The analysis should show the sewer system is 
at adequate size and depth to serve adjacent properties when extended in the 
future. 

 
42.  The use of potable water during construction for dust control will not be allowed; 

reclaimed water is available.  The use of potable water will be made available 
when the use of reclaimed water is not allowed due to environmental or health 
reasons.  A no fee permit for reclaimed water use is available seven (7) days a 
week (except holidays) at the Wastewater Reclamation Plant, 3320 Fifth Street, 
887-2360.  Please note that the use of reclaimed water without a valid permit is 
subject to substantial penalties. 

 
 LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 8.02.080 (Special Use Permits);  

and 18.04.185 (Public Regional). 
 
MASTER PLAN DESIGNATION: Parks and Recreation 
 
ZONING DESIGNATION: Public Regional 
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KEY ISSUE:  
 

• Will the proposal be detrimental or cause material damage to surrounding 
properties in the vicinity?   

 
SURROUNDING ZONING AND LAND USE INFORMATION: 
 
NORTH:  Public Regional (PR) – Golf Course 
 
SOUTH:  Single Family 12,000 – Residential/Arrowhead Drive 
 
EAST:     Public Regional (PR) – Golf Course/Park uses 
 
WEST:   Public Regional (PR) – Golf Course/vacant  
 
ENVIRONMENTAL INFORMATION:  
 
1. FLOOD ZONE:  The property is mapped as a Zone “X” flood area, which is 

defined as an area determined to be outside of the 500 year flood plain.  
 
2. SLOPE/DRAINAGE: Flooding and drainage issues will be addressed with the 

proposed construction. 
 
3. EARTHQUAKE: There are no identified earthquake faults onsite. 
 
BACKGROUND: 
 
The Silver State High School opened its doors in 2003 and in September of 2009 the 
school expanded its curriculum to accommodate Junior High School students. The Silver 
State School facilities are currently located at 3716 North Carson Street. The Silver 
State School is a Free Public on-line distance education junior high and high school. 
Students attend classes once per week to meet with their teachers and do their 
remaining class work on-line. This format allows students to make appointments or 
come in on other days to get individualized help from their teachers. 
 
Per the information provided by the applicant the school is planned for 1,000 students, 
although due to the on-line distance nature of the curriculum, no more than 150 students 
will be on campus at any given time based on a schedule of seven sessions per week.  
 
Charter schools are independent public schools designed and operated by parents, 
educators, community leaders, education entrepreneurs and others with a contract, or 
charter, from a public agency, such as a local or state education agency or an institution 
of higher education. Charter schools are operated free-of-charge to parents and are 
open to all students. These schools provide parents enhanced educational choices 
within the public school system. Exempt from many statutory and regulatory 
requirements, charter schools receive increased flexibility in exchange for increased 
accountability for improving academic achievement. The first U.S. public charter school 
opened in 1992. Today, nearly 4,000 charter schools serve more than one million 
students in 40 states and Washington, D.C. 
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PROJECT HISTORY:  
 
From April 16, 2009 through January 21, 2010 the applicant sought Special Use Permit, 
Zoning Map Amendment and Master Plan Amendment approvals on a location off of 
Goni Road for the possible re-location for the Silver State Charter School. The project 
went through the Planning Commission process and was eventually appealed to the 
Board of Supervisors (BOS). The BOS ultimately denied the previous requests at the 
Goni Road location.  
 
On March 02, 2010, a Joint Use Agreement between Carson City and Silver State 
Charter School- was before the Parks and Recreation Commission and recommended 
approval to Board of Supervisors.  
 
On March 16, 2010 the applicant submitted the subject applications for review by the 
Planning Commission. 
 
On March 17, 2010 the project was before the Airport Authority, the Airport Authority 
approved the concept of the proposed project.  
 
On April 06, 2010, City staff reviewed MPR-10-023, comments were provided to the 
applicant regarding the proposed project.   
 
On May 04, 2010, the subject Special Use Permit was before the Parks and Recreation 
Committee. A recommendation of approval was made in support of the proposed project 
SUP-10-019. 
 
DISCUSSION: 
 
The applicant is requesting approval of a Special Use Permit to construct and operate a 
Public Charter School campus within the Public Regional (PR) zoning district.  A public 
school is a conditional use (requiring a special use permit) within the PR zoning district 
pursuant to the Carson City Municipal Code (CCMC) Section 18.04.185.   
 
The subject parcel is approximately 20 acres and is located on the north of Arrowhead 
Drive and is currently vacant. The subject parcel is owned by Carson City. A Land 
Transfer Agreement and a Joint Use Agreement for a portion of the subject parcel are 
currently being processed between Carson City and the Silver State Charter School.  
 
The applicant is proposing to construct an approximate 67,215 square foot Public 
Charter School campus on a 9.2 acre portion of the 20 acre site. The propose project is 
a three phased development. See the phasing plan provided by the applicant. 
 
This project, if approved, will benefit Carson City by allowing the expansion and growth 
of the Silver State Charter School while providing the residents of Carson City new 
indoor and outdoor recreational facilities. These new shared facilities as noted by the 
applicant will offer the Parks and Recreation Staff an opportunity to expand existing 
recreational programs and possibly create new programs for the Carson City community.  
 
 



SUP-10-019 
Staff Report 

May 26, 2010 
Page 8 of 18 

PROPOSED SITE DEVELOPMENT INFORMATION 
 
1. BUILDING SIZE:  
 
  High School :      39,841 square feet 
             
  Junior High School     10,374 square feet 
 
  Sub-Total       50,215 square feet 
 
  Gymnasium          17,000 square feet 
  
  Total       67,215 square feet  
    
2. *PROPOSED STRUCTURE HEIGHT:   38 feet 6 inches  
 
3. *PARKING:  
   Required:        92 spaces  
 
  Proposed:        194 spaces 
 
4. *LANDSCAPING AREA:   
  Impervious surface (buildings)  67,882 square feet 
  Roads, parking and walks   132,058 square feet 
 
  Required Landscaping:   40,000 square feet 
  Proposed Landscaping:   192,100 square feet (incl. Play field) 
 
5. *SIGNAGE: The applicant will install wall signage on the Silver State School in 

addition to a monument sign appropriately located near Arrowhead Drive.  
 
6. EXISTING PARCEL SIZE:  20 acres 
 
 *PROPOSED PARCEL SIZES 
   Parcel A 9.2 acres   Silver State School campus 
   Parcel B 10.8 acres  Remainder 
 
*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.  

 
Lighting 
 
The applicant shall submit exterior light fixture details with a building permit application 
for review and approval by the Planning Division. Any lighting fixtures shall be installed 
as to project light downward and away from adjoining properties and glare to the sky.  
Site lighting trespass onto adjacent locations and the night sky shall be minimized.  
Covers must be installed on all lighting fixtures and lamps must not extend below the 
bottom of the cover.  
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Parking 
 
Due to the untraditional nature of the Silver State School, the parking criterion is not the 
traditional parking solution one would encounter. The parking criteria is based on 
justification provided by the applicant in addition to taking into account the nature and 
needs of the school campus.  The plan provided includes 194 parking spaces witch 
include 51 overflow parking spaces. The applicant has also incorporated bus parking on 
the subject site.   
 
Landscaping 
 
A landscaping plan will provide for unity and consistency for the subject site, which will 
result in an aesthetically pleasing campus environment.  The total landscaped area will 
be approximately 4.41 acres.  
 
Division of the 20 acre site 
 
As noted in the submittal by the applicant, the existing 20 acre site is proposed to be 
divided, in order to create the 9.2 acre school campus site. The mechanism for the 
proposed lot split will be processed at a later date.  
 
On the western portion of the subject site is an area reserved for a future roadway. The 
2.85 acre easement will provide the area required for a future road resulting from an 
existing agreement between Carson City and an adjacent property owner regarding 
access to a future project to be determined at a later date.  
 
On the southern portion of the site is a 6.94 acre area identified for future park 
development by Carson City. This area will be retained by Carson City. 
 
Traffic 
 
A Traffic Impact report was prepared by Palmer Engineering Group, Ltd.  That report 
identifies that a typical high school of this size will generate approximately 1,297 vehicle 
trips on weekdays, 452 trips on weekends and 307 morning peak hour trips. However, 
the Silver State Charter School has seven class sessions per week, resulting in a 
significant decrease of the student body on campus at any given time, although staff and 
faculty traffic would remain constant. 
 
Per the information provided by the Engineering Division this request is not in conflict 
with any Engineering Master Plans for streets. 
 
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-10-019.   
 
PUBLIC COMMENTS:  On May 05, 2010, the applicant sent out 30 letters to the 
surrounding property owners, providing information regarding the proposed project. On 
May 07, 2010, public notices were mailed to 30 adjacent property owners within 300 feet 
of the subject parcel in accordance with the provisions of NRS and CCMC 18.02.045 by 
the Planning Division.  As of May 19, 2010, no written comments have been received in 
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opposition of this application.  Any comments that are received after this report is 
completed will be submitted prior to or at the Planning Commission meeting, depending 
on their submittal date to the Planning Division. 
 
OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS:  
 
Carson City Health Department:   
 

• 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.  

 
Carson City Fire Department:   
 

• No Fire Department comments at this time. This project shall meet all codes and 
ordinances. 

 
Carson City Building Division: 
 
These comments do not constitute a complete plan review, but are merely 
observations based on the information and plan sheets provided. The comments 
do not reflect all submittal requirements necessary for this project, but are those 
requirements that have generated concerns with similar projects in the past.  
 
GENERAL COMMENTS  
 
1. The building construction requires an application for a Building Permit, issued 

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

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

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

 
Carson City Parks and Recreation Department:  
 

•  Over the past five months, The Carson City Parks and Recreation Department 
has been working with Silver State Charter School to locate both a charter public 
high school and middle school on City owned property located at JohnD Winters 
Centennial Park.  The Parks and Recreation Commission supports in concept the 
land transfer agreement and the joint use agreement.  Also, the commission has 
approved the proposed project’s site plan on City property.  Our department 
supports this project and believes it will provide many benefits to Carson City 
residents.  These proposed joint (shared) use facilities have been outlined in the 
attached Parks and Recreation Commission staff report dated May 4, 2010. 

 

http://www.carson-city.nv.us/Index.aspx?page=181
http://www.carson-city.nv.us/Index.aspx?page=181
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Carson City Engineering Division: 
 

• The Engineering Division has no preference or objection to the special use 
request. Please see the attached memo, which includes numerous conditions of 
approval. 

 
SPECIAL USE PERMIT FINDINGS:  Staff recommends that the Planning Commission 
approve the Special Use Permit subject to the recommended conditions of approval and 
based upon the following findings as required by Carson City Municipal Code (CCMC) 
Sections 18.02.080 (Special Use Permits) and further substantiated by the applicant’s 
written justification. 
 
1. The project will be consistent with the master plan elements.   
 
Rationale:  The proposed Public/Quasi-Public land use designation is consistent with the 
proposed public school use of the property by the Silver State School, as well as the 
intended future use of the property for public purposes.  The current Master Plan Land 
Use Designation on the property of Parks and Recreation is consistent with the 
proposed public school use. 
 
The proposed amendment will be in substantial compliance with the following: 
 
GOAL 1.1— PROMOTE THE EFFICIENT USE OF AVAILBLE LAND AND 
RESOURCES. 
 
1.1e—Sustainable Construction Techniques 
Encourage the use of sustainable building materials and construction techniques, 
through programs such as the US Green Building Council's LEED (Leadership in Energy 
Efficiency and Design) program which provides voluntary national standards and 
certification for a range of new construction types to promote the development of energy 
efficient, sustainable buildings.  
 
1.1f—Energy Conservation 
Encourage the incorporation of site planning and other design techniques that promote 
solar and wind efficiency in the construction of new homes and non-residential 
development (e.g., maximizes solar exposure to capture energy and speed snow melt 
during winter months). Encourage the use of new and emerging technologies that lead 
to increased energy conservation for both residential and non-residential uses. 
 
The proposed development will utilize building material and construction techniques 
compatible with current standards for Leadership in Energy and Efficient Design (LEED) 
to promote energy efficient and sustainable structures.  
 
The building has been designed to take advantage of the south facing exposure. This 
orientation is important for the facility and will take full advantage of solar exposure to 
facilitate snow melt.  
 
Builders are constantly trying to use other sources of heat, which further notes the 
importance of a southern exposure. The placement of the sun during the seasons gives 
the structure optimal sunlight exposure and natural heat, which can help with heating 
and cooling costs. Per the applicant energy conservation designs including but not 
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limited to solar, green house, wind and other passive design elements will be considered 
for the project. A highly energy efficient design will be a top priority.  
 
GOAL 1.2—PROMOTE INFILL AND REDEVELOPMENT IN TARGETED AREAS 
 
1.2a—Priority Infill and Redevelopment Areas: 
Two levels of priority have been identified for areas identified for potential infill and 
redevelopment on the Land Use Map. 
 
The project is proposed on a site that is currently undeveloped, yet is surrounded by a 
developed park and golf course uses. The adjacent uses are as follows, the Eagle Valley 
Golf Course and the golf course parking lot to the north, east and west and Arrowhead 
Drive and single family dwelling units to the south.   A portion of the subject parcel will be 
retained by Carson City for the Parks and Recreation Department. 
 
GOAL 1.4—MANAGE THE IMPACTS OF FUTURE GROWTH WITHIN THE URBAN 
INTERFACE 
 
1.4a—Vehicular and Pathway Access 
Ensure that vehicular and pathway access to surrounding public lands are maintained as 
development occurs within the Urban Interface—the area at the fringe of the City’s core 
area that borders both urban development and open lands. Require pathways, bicycle 
facilities, and roadway easements through future developments as identified in the 
Unified Pathways Master Plan. 
 
The proposed project is consistent with the City’s Open Space Master plan and the 
unified Pathways Master Plan (UMPM). The UMPM identifies a “shared street” facility on 
Arrowhead Drive and Centennial Park Drive. There have been multiple discussions with 
the applicant and the Parks and Recreation Department regarding the appropriate 
improvements and the timing of the improvements proposed.  
 
1.4c—Protection of Existing Site Features:  
Ensure that development at the Urban Interface is designed to minimize disturbances to 
existing stands of mature trees, distinctive topographic features (hillsides/ridgelines), and 
other character-defining features, particularly those that are visible from other locations 
in the community.  Require a detailed site analysis for any development at the Urban 
Interface to identify unique features to be protected. 
 
The existing vegetation on site primarily is grasses and bushes with a minor stand of 
immature trees on the northern portion of the site. There is a portion of site, specifically 
the southern portion that has riparian related vegetation and drainage features that are 
anticipated to be avoided with the construction of the project.  
 
GOAL 1.5—FOSTER COOPERATION ON MASTER PLAN ISSUES 
 
1.5b— Coordination with State and Federal Agencies  
The City shall coordinate with State and Federal Agencies, including the Bureau of Land 
Management and Forest Service, whose land holdings are adjacent to the City, to 
minimize land use conflicts within the urban interface, identify opportunities for shared 
recreational access or amenities, and to ensure that future plans for federal landholdings 
are mutually compatible with the goals and policies of this Master Plan. 
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The proposed school campus is adjacent to public lands developed with a golf course, 
softball fields and soccer fields as well as other park amenities. The applicant has noted 
that this creates an opportunity to provide compatibility with the existing public facilities 
as well as providing a gym/theater and outdoor play field (57,750 sf), which will be 
available through a joint use agreement with Carson City Parks and Recreation 
Department.  
 
GOAL 3.1—PROTECT ENVIRONMENTALLY SENSITIVE AREAS 
 
3.1b—Environmentally Sensitive Areas 
Environmentally Sensitive Areas within the community should be protected using 
available tools, such as development setbacks, dedication, or other mechanisms. 
 
The portion of the site that is proposed for the school campus is not known to have 
environmental sensitive areas. The applicant has noted a wetland delineation area on 
the south eastern portion of the 20 acre site. Wetland disturbance and any necessary 
mitigation shall be in accordance with the requirements set forth by the U. S. Army 
Corps of Engineers.  See the Wetland delineation on the plan provided. 
 
GOAL 3.3—MINIMIZE IMPACTS OF POTENTIAL NATURAL DISASTER EVENTS ON 
THE COMMUNITY 
 
3.3d—Floodplain and Hazard Area Development  
Continue to discourage development within the 100-year floodplain and other hazard 
areas and require development on flood prone properties to be clustered out of the 100-
year floodplain as defined by FEMA. 
 
3.3e—Geologic Hazards  
Continue to require any development with an identified earthquake fault on site to have a 
professional geotechnical report to establish required setbacks from the fault to 
structures and other mitigation measures.  
 
The property is mapped as a Zone “X” flood area, which is defined as an area 
determined to be outside of the 500 year flood plain. The applicant has provided Federal 
Emergency Management Agency (FEMA) exhibits.  
 
Per the information provided by the applicant the site is located is an area designated as 
having moderate potential for shaking during earthquakes. There is a questionable fault 
shown on the earthquake hazard map that crosses Arrowhead Drive both east and west 
of the subject property.  
 
GOAL 4.1—PROMOTE RECREATIONAL EQUITY AT A NEIGHBORHOOD LEVEL 
 
4.1b—Match Improvements to Demand and Current Standards 
New development will provide park facilities commensurate with demand created and 
consistent with the City’s adopted standards. Continue to work with developers to 
identify opportunities for new park facilities in new neighborhoods based on the Parks 
and Recreation Master Plan. 
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GOAL 4.3 EXPAND THE CITY’S OPEN SPACE NETWORK 
 
4.3a—Open Space Master Plan 
Continue to review future development proposals for consistency with the City’s Open 
Space Master Plan and continue to coordinate with the Open Space Advisory 
Committee and the Carson River Advisory Committee on Master Plan issues. 
 
The subject site and the JohnD Winters Centennial Park is included in the Open Space 
Plan as an area of opportunity and shown as “Other Protected Areas” for the 
development of parks, schools and private recreation.   
 
GOAL 6.1—PROMOTE HIGH QUALITY DEVELOPMENT  
 
6.1a—Durable Materials Require the use of durable, long-lasting building materials for 
all new development. 
 
6.1b—Neighborhood Design  
Promote variety and visual interest in the design of new neighborhoods through the 
incorporation of varied lot sizes, building styles and colors, garage orientation, and other 
features, as consistent with the land use policies contained in Chapter 3 of this Plan. 
 
6.1c—Variety and Visual Interest  
Promote variety and visual interest in the design of new development through the 
incorporation of well-articulated building facades, clearly defined entrances and 
pedestrian connections, landscaping, and other features as consistent with the City’s 
Development Standards. 
 
The building materials selected for the proposed facility will focus on a high level of 
materials for resiliency and durability with the goal of minimizing maintenance and 
upkeep costs for the campus. 
  
Architectural design of the proposed school will adhere to the functional norms which will 
include prominent features include columns, split faced block and stucco is proposed as 
well as large expanses of glass, per the applicant. 
 
GOAL 6.2—PROMOTE COMPATIBLE INFILL AND REDEVELOPMENT  
 
6.2a—Neighborhood Compatibility  
Ensure that infill and redevelopment is of a scale and character that is compatible with 
and enhances the surrounding development context through the use of appropriate 
height and density transitions, similar setbacks and lot coverage, garage and loading 
area location and configuration, connectivity to surrounding development, and other 
neighborhood specific design considerations. 
 
GOAL 9.3—MAINTAIN THE QUALITY AND CHARACTER OF ESTABLISHED 
NEIGHBORHOODS 
 
9.3b—Compatibility of Infill and Redevelopment 
Ensure that infill and redevelopment is designed in a manner that minimizes impacts on 
and is compatible with existing neighborhoods through the use of appropriate height and 
density transitions, similar setbacks and lot coverage, garage and loading area location 
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and configuration, the development of park and recreational facilities, connectivity to 
existing neighborhoods by a pathways system, and other neighborhood specific design 
considerations. 
 
The applications submitted will allow for the construction of a new school campus which 
will allow for the development of an undeveloped site. Per the applicant the Carson City 
Parks and Recreation Department would retain the southern portion of the site which will 
act as a buffer to the residential area to the south.  
 
GOAL 12.1—ESTABLISH A CITY-WIDE SYSTEM OF MULTI-USE PATHWAYS 
 
12.1a—Enhance the Pathways Network 
Continue to maintain and expand the City’s existing network of pathways to link distinct 
geographic locations within the community and to provide improved access to and 
between neighborhoods, activity centers, schools, and other destinations. Provide multi-
use paths where necessary as identified on the Unified Pathways Master Plan map to 
cross physical barriers, establish direct connections between neighborhoods, activity 
centers, schools (as consistent with the Safe Route to School public safety program), 
and other destinations, and to take advantage of available opportunities such as utility 
and open space corridors where possible. 
 
12.1c—Section-by-Section Implementation 
Seek opportunities to complete individual sections of the City’s adopted Unified 
Pathways Master Plan on a site-by-site and “missing link” basis as future development 
occurs. Continue to require future development to construct, to City standard, on-site 
sidewalks and connections to adjacent pedestrian and bicycle systems as needed and 
coordinate the dedication of rights-of-way for planned pathway connections at the time of 
development. 
 
As noted in these findings the proposed project is consistent with the UPMP. This project 
will be required to accommodate both pedestrian and bicycle access to the project site, 
including an evaluation of regional connectivity issues. 

 
2. The project will not be detrimental to the use, peaceful enjoyment, economic 

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

 
The proposed campus is set back a significant distance from Arrowhead Drive and is not 
anticipated being detrimental to the use, peaceful enjoyment, economic value, or 
development of surrounding properties. With the recommended conditions of approval, 
the proposed uses will generate no significant noise, vibrations, fumes, odors, dust, 
glare or physical activity which could have an adverse impact on adjacent uses. 
 
All lighting fixtures shall be so installed as to project light downward and away from 
adjoining properties and glare to the sky.  Site lighting trespass onto adjacent locations 
and the night sky shall be minimized.  Covers must be installed on all lighting fixtures 
and lamps must not extend below the bottom of the cover.  
 
The conceptual landscape plans show landscaped areas in excess of minimum Carson 
City landscaping requirements (192,100 square feet provided). The square footage of 
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landscaping for the 9.2 acre parcel will constitute 49% of the subject site’s surface. Final 
landscape plans submitted with the building permit will ensure compliance with other 
City standards for landscaping.   
 
This Special Use Permit shall be reviewed by the Planning Commission two years from 
the date of initial approval.  The applicant shall provide written documentation of 
compliance with all conditions of approval to the Planning Division for the review at least 
45 days prior to the review date. The Planning Commission may require additional 
reviews as it deems appropriate.  
 
3. The project will have little or no detrimental effect on vehicular or pedestrian 

traffic.   
 
Per the information provided by the Engineering Division this request is not in conflict 
with any Engineering Master Plans for streets. 
 
The proposal will impact traffic or pedestrian facilities.  Mitigation measures are 
contained in the recommended conditions of approval. 
 
A Traffic Impact report was prepared by Palmer Engineering Group, Ltd.  That report 
identifies that a typical high school of this size will generate approximately 1,297 vehicle 
trips on weekdays, 452 trips on weekends and 307 morning peak hour trips. However, 
the Silver State Charter school has seven class sessions per week, resulting in a 
significant decrease of the student body on campus at any given time, although staff and 
faculty traffic would remain constant. 

 
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 proposal will impact existing public services.  Mitigation measures are contained in 
the recommended conditions of approval. 
 
Adequate water, sewer, road, and storm drainage facilities exist or will be required by 
the applicant to serve the proposed development.  The facility will be required to meet all 
other additional requirements of the Carson City Fire Department and the Carson City 
Sheriff’s Department. 
 
A Drainage Impact Report was completed by Palmer Engineering Group, Ltd. and 
submitted to City Staff on April 21, 2010. The report notes that the on-site detention will 
be designed to accommodate the five year-one hour storm as required by Carson City. 
Metered outlets, pipe sizes and overflow weirs to accommodate a 100 year storm event 
will also be designed in compliance with Carson City standards.  

 
A Conceptual Utility Report was completed by Palmer Engineering Group, Ltd. and 
submitted to City staff on April 21, 2010. An existing 10 inch PVC City water main runs 
diagonally across the northern portion of the subject parcel. The line connects with the 
water main in Mills Road just north of Bowers Lane and serves Centennial Park 
Complex and noted on the plan will be redirected. 
 
There are two nearby sewer mains in Mills Road. The nearest is an eight inch main 
which ends with a manhole approximately 165 feet east of the property corner. The 
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second is an eastbound 12 inch main in Arrowhead Drive which is approximately 575 
feet west of the property corner.  
 
5.    The project meets the definition and specific standards set forth elsewhere in this 
 title for such a particular use and meets the purpose statement of that district.   
 
The Public Regional zoning district identifies Federal, state and city facilities and uses 
whose main purpose is to sustain wide regional needs as acceptable uses. The 
Conditional Uses permitted in the PR District which require approval of a Special Use 
Permit include: 

 
• 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. 

 
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 and in this case have been incorporated into the conditions of 
approval in this staff report.  
 
6. The project will not be detrimental to the public health, safety, convenience and 

welfare. 
 
The proposed campus, with staff’s recommended conditions of approval, will meet all the 
requirements of the Carson City Municipal Code and will not be detrimental to the public 
health, safety, convenience, and welfare, but will provide a much needed service to the 
residents of Carson City. 
 
7. The project will not result in material damage or prejudice to other property in the 

vicinity.   
 
The school is planned for 1,000 students, although due to the on-line distance  nature of 
the curriculum, no more than 150 students will be on campus at any  given time based 
on a schedule of seven sessions per week. This curriculum will  result in a significant 
decrease of the student body on campus at any given time  and that is an important 
factor in the proposed use. 
 
This project as presented if approved will benefit Carson City by allowing the expansion 
and growth of the Silver State charter School while providing the residents of Carson 
City new indoor and outdoor recreational facilities. These new shared facilities as noted 
by the applicant will offer the Parks and Recreation Staff an opportunity to expand 
existing recreational programs and possibly create new programs for the Carson City 
community.  
  
Respectfully submitted, 
PUBLIC WORKS DEPARTMENT, PLANNING DIVISION   
 
Jennifer Pruitt 
__________________________________ 
Jennifer Pruitt, AICP, LEED AP 
Principal Planner   
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Attachments: 
Application (SUP-10-019) 
Carson City Engineering Division comments 
Carson City Fire Department comments 
Carson City Building Division 
Carson City Health Department comments 
Carson City Parks & Recreation Department comments 
Public comments 
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