
 

 

STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF MAY 26, 2010 
 
FILE NO: SUP-10-028       AGENDA ITEM: H-1 
 
STAFF AUTHOR:  Kathe Green, Assistant Planner 
 
REQUEST:  To allow the removal of a shed and construction of a new Carriage House and 
fence at the northeast section of the property on property zoned Public Community (PC), 
located at 1207 N Carson Street 
 
APPLICANT: Carson City  
 
OWNER: Carson City 
 
LOCATION/APN: 1207 N Carson Street/002-151-01 
 
RECOMMENDED MOTION:  " I move to approve SUP-10-028, a request from Carson City 
to allow the removal of a shed and construction of a new Carriage House and fence on 
property zoned Public Community, located at 1207 N Carson Street, APN 002-151-01, 
subject to the findings and conditions of approval contained in the staff report.” 
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RECOMMENDED CONDITIONS OF APPROVAL: 
  
1. The applicant must sign and return the Notice of Decision for conditions for approval within 

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

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

with this application, except as otherwise modified by these conditions of approval herein.  
The setbacks, as listed in the staff report, will be the approved setbacks for the project.  

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

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

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

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

 
6. The application shall submit a copy of the signed Notice of Decision and conditions of 

approval with the building permit application.  
 
7. The applicant shall obtain a Certificate of Occupancy and final inspection approval for all 

required improvements prior to commencing the use. 
 
8. All light sources shall be located and installed in such as a manner that the shielding is 

installed as designed.  Sag, convex, drop lenses and luminaries with open bulbs are 
prohibited. Provide detail of all proposed exterior light fixtures, including manufacturer’s 
specification sheets.  All fixtures must meet Dark Sky guidelines.  

 
9. The applicant shall utilize the materials approved the by HRC, which includes but is not 

limited to, siding, roofing, carriage-door type, arbor and gate, window type and shingle 
material. 

 
10. Minor changes to the proposed plan may be authorized by the Planning Director.  All other 

changes require an amendment to this Special Use Permit.   
 
11. Comp roofing must be at least 30 year materials.  The applicant shall provide a sample of 

the roofing material to Planning Division staff for review prior to construction. 
 
12. The replacement fence to be located on the north side of the site shall be constructed of 

wood. 
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13. The applicant shall provide a sample of exterior building colors with the building permit 

application.  Exterior colors should blend with surrounding development and not cause 
abrupt changes.  Primary building surfaces (excluding trim areas) must be muted or earth 
tones.  Bold colors shall be avoided except when used as accent or trim.  Colors will be 
coordinated with the existing Foreman-Roberts House.  

 
14. Hours of construction will be limited to 7:00 am to 7:00 pm Monday through Saturday, 

unless modified by the Planning Director for special construction needs.  
 
15. Dust control measures are required to mitigate dust at all hours within the construction 

limits. 
 
16. Archeological resources will be protected and preserved in place.  If such resources must 

be disturbed, mitigation measures will be undertaken.  
 
17. The applicant must meet all conditions of approval of the Historic Resources Commission 

HRC-10-031. 
 

18.    All other departments’ conditions of approval, which are attached, shall be incorporated as 
conditions of approval of this report.  

 
SITE HISTORY: 
 

• Application HRC-10-031 for this project was reviewed by the Historic Resources 
Commission on May 13, 2010 as this property is located in the Historic District. 

 
• HRC-07-211 submitted December 27, 2007 for this site, for a Carriage House and 

fencing between the eastern property line and the Carriage House.  The application was 
reviewed and approved on January 10, 2008.  An extension for one year was granted.  
The application expired on January 10, 2010 

 
• SUP-07-201 submitted December 18, 2007 for review and approval of the Carriage 

House and fencing, in conjunction with HRC-07-211.  The application was approved 
January 30, 2008. This application received an extension of one year.  The application 
expired on January 30, 2010.  

 
• MPR-07-091 reviewed by city staff on June 19, 2007 for the Carriage House project.  

 
• H-03/04-2 submitted July 23, 2003 to allow the addition of a two story Carriage House 

and fencing.  The application was approved on August 12, 2003 subject to conditions of 
approval.  The application expired on August 12, 2005.   

 
• H-01/02-7 was a discussion item regarding the proposed Carriage House being a one or 

two story building. 
 

• H-92/93-31 submitted May 12, 1993 a request to allow the addition of a storage shed, 
electric lamps throughout the park yard, fencing and the removal of a dormer on the roof 
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that was not part of the original construction.  The application was approved.  It is noted 
the shed approved under this application is proposed to be removed with this 
application. 

 
DISCUSSION:   
 
A Special Use Permit is required for the following reason: 
 
According to CCMC Section 18.04.180, Public Community zoning district development 
standards relative to specific use, lot area, setbacks, building height, landscaping, off-street 
parking and signs shall be based on requirements and conditions of the Special Use Permit. 
 
The Foreman-Roberts House Museum is located on a 0.26 acre parcel between Corbett Street 
and Rice Street, east of North Carson Street, and west of North Fall Street.  The site is located 
within the Carson City Historic District.   
 
The existing site is zoned Public Community (PC). Staff conducted a site visit on May 7, 2010.  
The subject parcel is 11,138 square feet in size.  Currently there is an existing historic structure, 
the Foreman-Roberts House Museum on the site which was built in 1859.  The house was 
previously used as a single family residence, but is currently used as a museum. There is also a 
utility shed on site, which was approved by HRC-92/93-31. This shed is proposed to be 
removed if the Carriage House is approved.  
 
The historic Foreman-Roberts house is not proposed to be changed.  This request is to approve 
the expired application for the same Carriage House proposal which was previously reviewed 
and approved.  The previous application included a request for removal of the existing shed.  
 
This project includes the construction of a replica of an 1800’s carriage house, to be located on 
the northeastern portion of the site, as a component of the Foreman-Roberts House Museum.  
The museum is open to the public and used continuously for lectures, exhibits, children’s 
programs, Victorian Teas, displays and storage of period artifacts and antiques.  The Foreman-
Roberts House Museum, located in a city park, is listed on the National Register of Historic 
Places and the Historic American Building Survey.  The carriage house will be one-story in 
height, approximately 955 square feet in size with a mezzanine level of 145 square feet in size.  
This level will be for the display of artifacts.  An existing non-historical storage shed will be 
demolished prior to construction of the carriage house.   
 
The applicant states that population growth and increased interest in historic preservation 
requires larger exhibit space and lecture areas in the museum, causing a negative impact on 
the historic quality of the house.  The construction of the carriage house will alleviate this 
problem and make better use of exhibit space and lecture areas used as a learning resource 
center for historic preservation.  The building will be accessible to persons with disabilities and 
an ADA accessible bathroom is also proposed within the carriage house. 
 
According to comments previously received from Roger Moellendorf, Carson City Parks and 
Recreation Director, this project has been allocated Residential Construction Tax funding 
recommended by the Parks and Recreation Commission and ultimately approved by the Board 
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of Supervisors in the amount of $74,000.00.  Private donations (approximately $18,000) make 
up the balance budgeted for the project.  The project should be under construction within the 
year.   
 
LEGAL REQUIREMENTS:  CCMC 18.02.050 (Review); 18.02.080 (Special Use Permits); and 
CCMC 18.04.180 (Public Community zoning District); 18.04.195 (Non-residential Districts 
Intensity and Dimensional Standards).  
 
MASTER PLAN DESIGNATION:  Public/Quasi-Public 
 
ZONING:   Public Community (PC)  
 
KEY ISSUES: Will the proposed demolition of the of the shed and approval of the Carriage 
House be in keeping with all of the standards of the Carson City Municipal Code, Title 18 and 
Development Standards?  Is this location and use appropriate for the proposed Carriage House 
in support of the existing Foreman-Roberts Museum?  
 
SURROUNDING ZONING AND LAND USE INFORMATION 
NORTH: Retail Commercial (RC) and General Commercial (GC) zoning districts; Corbett Street, 
restaurant and retail stamp and engraving 
SOUTH: Split-zoned General Commercial (GC) and Retail Commercial (RC) zoning districts; 
used car sales 
EAST: Retail Commercial (RC) and Public community (PC) zoning districts; bar/lounge and pet 
grooming  
WEST: Split-zoned General Commercial (GC) and Retail Commercial (RC) zoning districts; 
Carson Street and motel   
 
ENVIRONMENTAL INFORMATION 
1 FLOOD ZONE: Zone B (between 100-year and 500-year flood plain) per FEMA Firm 80 
2 EARTHQUAKE FAULT:  Zone II (moderate earthquake potential). A questionable fault zone 

lies within 500 feet of the site.  
3 SLOPE/DRAINAGE: The parcel is relatively flat 
4 SOILS: 71 Urban Land 
 
SITE DEVELOPMENT INFORMATION 
1 LOT SIZE:  0.260 Acres or 11,138 square feet 
2 EXISTING LAND USE: House used as a museum, shed and city park 
3 PROPOSED BUILDING SIZE:  The carriage house is proposed at approximately 955 square 

feet. 
4 STRUCTURE HEIGHT: One story plus a mezzanine level.  The overall height of the structure 

is proposed at 20 feet  
5  PARKING:  Parking is set by the Special Use Permit, per CCMC 18.04.180.  In other zoning 

districts, museums require one parking space for each 400 square feet of gross floor areas 
(per Development Standards Division 2).  There are presently five parking spaces on-site.  

6 SETBACKS:  Setbacks are set by the Special Use Permit process.  The applicant is    
requesting the following for building setbacks:  

  Front (Rice Street):  approximately 59 feet from the property lin 
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  Street Side (North Carson Street):  approximately 83 feet from the property line 
  Interior Side: approximately six feet from the property line 
  Rear (Corbett Street): approximately three feet from the property line 
7  VARIANCES REQUESTED: none 

 
PUBLIC COMMENTS:    Public notices were mailed on May 10, 2010 to 30 adjacent property 
owners within 317.5 feet of the subject site per the requirements of the Carson City Municipal 
Code and NRS.   At the writing of this report no comments have been received either in favor of 
or in opposition to the proposal.  Any comments that are received after this report is completed 
will be submitted to the Planning Commission prior to or at the meeting on May 26, 2010, 
depending on the date of submittal of the comments to the Planning Division. 
 
OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: The following comments 
were received by various city departments.  Recommendations have been incorporated into the 
recommended conditions of approval, where applicable. 
 
Building Division:  See attached comments, which are incorporated into the required conditions 
of approval. 
Fire Department:  The Fire Department has no issue with the applicant’s request 
Engineering Division:  The Engineering Division has no preference or objection to the special 
use request. 
Health Department:  No comments received 
Parks and Recreation:    Our department has been working over the past two years with the 
Carson City Historical Society to raise funds and complete the design for this project.  City staff 
supports the project and is now ready to move forward with construction of the Carriage House.  
As a result, our department needs to acquire a special use permit for the project.  This structure 
will provide additional storage space for rotating historical exhibits and protecting various 
historical artifacts.  Also, the building will be used for club meetings and social activities. 
 
SPECIAL USE PERMIT FINDINGS:  Staff’s recommendation is based upon the findings as 
required by CCMC Section 18.02.062 (Special Use Permits) enumerated below and 
substantiated in the applicant’s written justification and public record for the project. 
 

1. Will be consistent with the master plan elements. 
 
Goal: Chapter 3: A Balance Land Use Pattern 
Policy 1.1.e,f: Use sustainable building materials and construction techniques to promote water 
and energy conservation.  
 
The construction of the project will meet all required building and fire codes. The roof 
will be constructed of a minimum 30 year composition material. 
 
Goal: Chapter 3: A Balanced Land Use Pattern 
Policy 1.4c: Protect existing site features, as appropriate, including mature trees or 
other character-defining features. 
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Trees and shrubs located on-site will be preserved.  No historic portions of the 
Foreman-Roberts House Museum are proposed to be disturbed. 
 
Goal: Chapter 3: A Balanced Land Use Pattern 
Policy 2.1d: Meet adopted standards (e.g. setbacks) for transitions between non-
residential and residential zoning districts. 
 
The site is surrounded by Retail Commercial (RC) and General Commercial (GC) 
zoning districts, where the setbacks are zero.  The applicant is proposing a three foot 
rear setback along Corbett Street and a six foot setback on the east side of the site. 
 
Goal: Chapter 4: Equitable Distribution of Recreational Opportunities 
Policy 4.1b: Provide park facilities commensurate with the demand created and 
consistent with the City’s adopted standards. 
Policy 4.3a: Consistent with the Open Space Master Plan and Carson River Master 
Plan 
 
The museum is located in a city park.  The project is proposed because of the increased 
demand by the public for this type of facility.  Population growth and increased interest 
in historic preservation has required larger exhibit space and lecture areas in the 
museum causing a negative impact on the historic quality of the house.  The 
construction of the carriage house will alleviate this problem and make better use of 
exhibit space and lecture areas used as a learning resource center for historic 
preservation. 
 
Goal: Chapter 5: Economic Vitality 
Policy 5.4a: Support heritage tourism activities, particularly those associated with 
historic resources, cultural institutions and the State Capitol. 
 
The long term goal of the applicant is to maintain a strong support constituency that is 
effective with the preservation, restoration and acquisition of historical buildings, 
landmarks and area sites, manuscripts, and documents.  Attributes will be an increase 
in memberships, donations and gifts, which will help sustain the future annual operation 
needs.  
 
According to written comments received from Jeff Sharp, P.E., Carson City Deputy City 
Engineer, the request is not in conflict with any Engineering Master Plans for streets or 
storm drainage. 
 

2. The proposed development 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.   
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Construction may generate dust which will be minimized pursuant to state and local 
requirements.  As a condition of approval, dust palliatives will be utilized throughout the 
construction sequence.  The applicant states that construction will be completed in a 
manner that avoids any unfavorable impact on the surrounding environments. When 
completed, the building will be similar in appearance to an original carriage house. 
 
The site is surrounded by streets on three sides.  The land use of the area includes 
mainly commercial uses. Many areas are within walking distance from the site. All 
surrounding properties are developed.   
 

3. The proposed development will have little or no detrimental effect on 
vehicular or pedestrian traffic.   

 
Per the applicant, the proposed addition and improvements will not create additional  
impacts or increase the number of participants at any one activity. No new parking 
spaces are required since this is a relatively minor addition to the site. 
 
According to comments received from Jeff Sharp, P.E., Carson City Deputy City 
Engineer, the proposal will have little effect on traffic or pedestrian facilities. 
 

4. The proposed development 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 improvement will not provide additional burden to existing public services 
but will improve cultural services to the citizens of Carson City. All infrastructure is 
existing since this area is developed.  Schools will not be impacted since this project will 
be part of an existing museum complex located within an existing city park.  Police and 
fire protection response times will remain unchanged since this is an existing complex.   
 
According to comments received from Jeff Sharp, P.E., Carson City Deputy City 
Engineer, existing facilities will not be impacted. 
  

5. The proposed development meets the definition and specific standards set 
forth in Title 18 for such particular use and meets the purpose statement of 
that district.   

 
The proposed development meets the purpose of the Public Community zoning district, 
which includes facilities and uses that serve primarily a large portion of Carson City. The 
existing use is a museum located within an established city park which serves all of 
Carson City and the surrounding geographical areas. 
 
The Special Use Permit process is intended to determine the additional standards 
necessary to meet the requirements of the Carson City Municipal Code. The proposed 



Staff Report 
SUP-10-028 

May 26, 2010 
Page 9 of 9 

 

project meets the zoning designation definition and, with the proposed Conditions of 
Approval, will meet the specific standards set forth in the Carson City Municipal Code 
and Development Standards. 
 

6. The proposed development will not be detrimental to the public health, 
safety, convenience and welfare.   

 
The proposal will have positive impacts to the public health, safety, convenience and 
welfare by providing a historical representation of a carriage house. This will benefit 
residents of Carson City and the region by providing additional cultural resources within 
Carson City. No negative impacts are foreseen. 
 

7. The proposed development will not result in material damage or prejudice 
to other property in the vicinity.   

 
The proposed carriage house addition will not result in material damage or prejudice to 
other property in the vicinity.  The addition of a carriage house will not create additional 
impacts that would not otherwise be generated by normal growth of the city. This project 
is warranted because of the increased demand for cultural resources. Additional 
conditions of approval have been provided to ensure that the proposed project will not 
result in material damage to other properties within the vicinity. Staff has not heard any 
evidence or concerns that indicate that material damage or prejudice to other property 
in the vicinity will result from the proposed project. 
 
Respectfully submitted, 
 
PUBLIC WORKS DEPARTMENT, PLANNING DIVISION 

 
 
__________________________________ 
Kathe Green, Assistant Planner 
Attachments: 

Application (SUP-10-028) 
Building Division comments  
Engineering Division comments 
Parks and Recreation Division comments  
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