
STAFF REPORT FOR PLANNING COMMISSION MEETING OF SEPTEMBER 29, 2010 
 

FILE No: SUP-10-049    AGENDA ITEM:  H-1 
 
STAFF AUTHOR:   Jennifer Pruitt, Principal Planner 
 
REQUEST:   A Special Use Permit to allow the replacement of an existing single face off-

premise billboard 12 feet by 32 feet and 24 feet in height, with a double 
sided, 10 feet by 30 feet and 27.5 feet in height off-premise sign (billboard). 

 
APPLICANT / OWNER: Sign Pro/Talebi Family Trust Et al  
 
LOCATION:   3400 Highway 50 East 
 
APN:    008-302-04 
 
RECOMMENDED MOTION:  “I move to approve SUP-10-049, a Special Use Permit request from Sign 
Pro, to allow the replacement of an existing single face off-premise on site with a double sided, 10 
feet by 30 feet sign 27.5 feet in height, on property zoned General Commercial, located at 3400 
Highway 50 East, Assessor’s Parcel Number 008-302-04, based on seven findings of fact and 
subject to the recommended conditions of approval.” 
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Existing Off-premise (billboard) on site. 
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RECOMMENDED CONDITIONS OF APPROVAL: 
 
1. The applicant must sign and return the Notice of Decision for conditions for approval within ten 

days of receipt of notification. 
 
2. The applicant shall meet all the conditions of approval and commence the use for which this permit 

is granted within 12 months of the date of final approval.  A single, one year extension of time may 
be granted if requested in writing to the Planning Division 30 days prior to the one-year expiration 
date.  Should this permit not be initiated within one year and no extension granted, the permit shall 
become null and void.  

 
The following conditions are required to be incorporated into the proposed development plans 
to be submitted as part of the building permit application: 
 
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 on- and off-site improvements shall conform to City standards and requirements. 
 
5. The applicant shall apply for and obtain a sign permit from the Nevada Department of 

Transportation and submit proof of obtaining the permit with the building permit application.  
Installation of the off-premise (billboard) must comply with all applicable state laws and policies. 

 
6. The display face shall comply with the requirements of the Sign Ordinance with regards to height, 

size, appendages, moving, flashing, blinking or rotating signs, characteristic and materials, and 
other aspects of sign display. 

 
7. The off-premise (billboard) shall maintain proper separation from above and below ground utilities, 

shall not be placed within any utility, access or drainage easement and shall not block any drainage 
ways. Utility structures and easements shall be shown on the building permit plans. 

 
8. A detailed lighting plan including light fixture details must be provided with the building permit plans. 

Any proposed lighting of the off-premise (billboard) shall be directed downward and shielded so as 
not to project light and/or glare onto adjacent properties or right-of-way in conformance with the 
lighting requirements of the Carson City Development Standards. 

 
9. The sign support structure must be painted an earth-tone color to match the surrounding terrain.  

Proposed color samples for the pole must be submitted with the building permit application for 
review and approval by the Planning Division.   

 
10. The applicant shall obtain a business license pursuant to the Carson City Municipal Code Title 4.04 

(Business License) prior to placement of advertising copy on the structure.  
 

11. The sign must be maintained at all times in good structural condition, in compliance with all building 
and electrical codes and other codes at all times, and kept free of graffiti.  Failure to do so shall 
constitute cause for the revocation of a business license. 

 
12. Without further notice, the subject Special Use Permit shall expire on the September 29, 2015, 

unless a special use permit to continue the use of the off-premise sign is acquired by that date.  It is 
the applicant’s responsibility to submit a complete special use permit application in sufficient time to 
be scheduled for review prior to the expiration date. 
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13. The supporting structure of a sign may not contain more than one sign on each side of the 
structure, and each face must be parallel to the other face. 

 
14. The area of a sign may not exceed 400 square feet. 
 
15. Sign height may not exceed 28 feet from street elevation. 
 
16. The existing single face billboard shall be removed from site within seven days of the installation of 

the proposed billboard.  
 
LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.080 (Special Use Permits); and Development 
Standards, Section 4.8 (Requirements for Billboards and Off-Premises Signs). 
 
MASTER PLAN DESIGNATION: Mixed Use Residential (MUR)  
ZONING:    General Commercial (GC)  
 
KEY ISSUES:  Does the application meet the Development Standards regulations for off-premises 
(billboard) signs, and does the application continue to meet the required findings for approval of a special 
use permit?  Will the proposed replacement off-premise (billboard) be compatible with surrounding 
properties?   
 
SURROUNDING ZONING AND LAND USE INFORMATION 
NORTH: General Commercial (GC),  Mixed-use commercial  
SOUTH: General Commercial (GC),  HWY 50 East  
EAST:    General Commercial (GC),  Commercial  
WEST:  General Commercial (GC),  Single family dwellings  
 
SITE HISTORY 
1. The original placement of this off-premise (billboard) is not known.   
2. On March 26, 2008, the Planning Commission approved renewal of an existing off-premises 

(billboard) advertising sign on this site with Special Use Permit SUP-08-014.  
3. On February 26, 2003, the Planning Commission approved renewal of an existing off-premises 

(billboard) advertising sign on this site with Special Use Permit U-02/03-27.  
4. Prior to 2003, renewals were approved by the following Special Use Permits, U-97/98-23 and U-

93/94-47. 
 
SITE DEVELOPMENT INFORMATION 
1. PARCEL AREA:  10 acres 
2. EXISTING PRIMARY USE:  Silver State MHP/off-premise billboard use 
3. HEIGHT:  27.5 feet (28 feet from street elevation)  
4. AREA:  (10 feet x 30 feet) 300 square feet (400 square feet allowed) 
5. NUMBER OF FACES PORPOSED:  Two     
6. LIGHTING:  Lighting proposed at this time. 
 
DISCUSSION:  
 
A Special Use Permit is required for the following reason: 
  
• According to CCMC 18.16 (Development Standards), Division 4 (Signs), an off-premise (billboard) 

is only permitted by approval of a Special Use Permit.   
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The proposed sign is a new off-premise (billboard) subject to the requirements of Division 4.8.3, New 
Billboard Allowed Subject to Requirements.   
 
The proposed billboard would replace the existing single face (24 foot in height), 384 square foot (12 feet 
by 32 feet) billboard on site. See page two of this staff report for a picture of the existing off-premise 
(billboard) on site. The proposed billboard, if this Special Use Permit is approved, will be located 
approximately 60 feet east of the existing billboard. The placement of the proposed new billboard will not 
result in the displacement of existing landscaping on site.  
 
The subject parcel is located on the north side of Highway 50 East and is approximately 700+ feet east of   
Airport Road.  A mobile home park is currently located on the subject property.  
 
Currently there are 18 approved billboards in Carson City, 10 of which were approved on Hwy 50 East.  
 

 
Off-Premise (Billboards) 

 
Special Use Permit Location/APN Faces Height Square footage (size) Placement 

date 
Owner 

SUP-08-014 * 3400 Hwy 50 E. 
008-302-04 

One 24 feet 384 sf unknown Talebi Family Trust 

SUP-10-044 2794 Hwy 50 E. 
008-161-07 

Two 28 feet 400 sf 2005 Polichio Family Trust 

SUP-10-013 
 

3700 Hwy 50 E. 
008-271-04 

Two 28 feet 400 sf 2004 William Kugler 

SUP-09-054 5354 Hwy 50 E. 
008-384-34 

Two 24.57 feet 288 sf 2004 Paul & Yolanda Fischer 

SUP-08-049 8025 Hwy 50 E. 
008-611-04 

Two 28 feet 378 sf 2003 Kugler/Coffee 

SUP-08-022 5740 Hwy 50 E. 
008-391-07 

One 25 feet 400 sf unknown Donn Simons 

SUP-08-019 6349 Hwy 50 E. 
008-522-11 

Two 23 feet 378 sf 2003 Bea Investments LLC 

SUP-08-018 1991 Hwy 50 E. 
008-152-22 

Two 21 feet 378 sf 2002 Antonio Plaszay 

SUP-06-164 4440 Hwy 50 E. 
008-281-11 

Two 28 feet 400 sf 2006 Herman Bauer 

SUP-05-265 3700 Hwy 50 E. 
002-105-01 

Two 28 feet 400 sf ** State of Nevada 

SUP-09-074 5853 S.Carson Street 
009-304-06 

Two 28 feet 378 sf 2004 CamBill Investments 
Western States Storage 

SUP-08-023 4769 S. Carson Street 
009-287-02 

Two 25 feet 400 sf Prior to 1987 Esperanza Dufur 

SUP-08-021 4900 S. Carson Street 
009-284-01 

One 22 feet 400 sf 1974 Phil Gielow 

SUP-08-020 5200 S. Carson Street 
009-301-05 

One 19 feet 378 sf unknown Jeannie White 
Bruce Sanders 

SUP-08-017 4849 Cochise Street 
009-282-02 

Two 28 feet 400 sf 1965 Hall International LLC 

SUP-08-016 5100 S. Carson Street 
009-301-06 

One 28 feet 400 sf 1969 Carl Norris 

SUP-08-015 3590 N. Carson Street 
007-462-03 

Two 26 feet 294 sf Prior to 1988 James Holmes Family 
LTD. 

SUP-07-075 800 Old Clear Creek Rd. 
009-302-09  

Two 28 feet 400 sf 2007 William Kuglar 

 
* Subject site 
** Not constructed 
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The following is an analysis of the proposed off-premise (billboard) with regards to the requirements 
specific standards of Division 4.8.3: 
 
4.8.3 Billboard Requirements  
 

a. Special Use Permit Required - Approval of a special use permit is required for an off-premise 
(billboard).   

  
 The current and valid Special Use Permit (SUP-08-014) will expire on March 26, 2013, if this 

Special Use Permit (SUP-10-049) is not approved.  
 
b. Permitted Streets - Billboards are permitted along US Highway 50 and Carson Street.   
 
 The existing billboard and proposed billboard is located along Highway 50 East.  The proposal, 

therefore, complies with this standard. 
 

c. Height - The maximum permitted sign height is 28 feet from the adjacent permitted street elevation  
  

 
 The sign as proposed is 27.5 feet in height. The proposal, therefore, complies with this standard. 

 
d. Number of Sign Faces - One sign face per side (single or double-faced sign) is permitted.    
 
 The proposed billboard as submitted has two sign faces, which is permitted by the specific 

standards of Division 4.8.3. The proposal, therefore, complies with this standard. 
 

e. Zoning of the Site - New billboards are only permitted within the General Commercial (GC) or 
General Industrial (GI) zoning districts   

 
 The subject site is located within the General Commercial zoning district.  The proposal, therefore, 

complies with this standard. 
 

f. Spacing Distance - Billboards may not be located within 1,000 feet of each other.   
 
 The nearest approved billboard is located at 3700 Hwy 50 East and is approximately 1,400+ feet 

east of the subject billboard.  The proposal, therefore, complies with this standard. 
 

g. Area of Sign - The maximum permitted sign area for billboards is 400 square feet per side   
    

The proposed billboard measures 10 feet by 30 feet (300 square feet). The proposal, therefore, 
complies with this standard. 

 
h. Separation from Certain Uses and Zoning - A billboard sign may not be closer than 300 feet to a 

property zoned Agriculture (A), Conservation Reserve (CR), or any residential district   
 
 In this case, the nearest such protected district is the Mobile Home 6,000 zoning district, which 

is approximately 750 feet north this billboard.  The proposal, therefore, complies with this 
standard.   

i. Downtown Redevelopment area - A billboard sign may not be within 1,000 feet of a 
Redevelopment area. 

 
 The proposed location is well over 1,000 feet east of the nearest development area boundary 

and in compliance with this standard.  The proposal, therefore, complies with this standard.   
 
j.  Prohibited Supporting Structures - A sign may not be attached to a roof or wall or other surface 
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of a building.  A sign must be a freestanding sign. 
  
 The replacement billboard is in compliance with this standard.  
 
k.  Prohibited Characteristics and Materials  -  Signs cannot display three-dimensional objects, 

have movable reflective/lighted materials or beams, flash, be internally lit, have or simulate 
moving parts, nor may external lighting glare onto adjacent properties or rights-of-way. 

  
 The replacement billboard is in compliance with this standard.   
 
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-
049.   
 
PUBLIC COMMENTS:  Public notices were mailed on September 10, 2010, to 154 adjacent 
property owners and mobile home park residents within 300 feet of the subject site, pursuant to the 
provisions of NRS and CCMC.  As of the writing of this report, staff has received no comments from 
the general public regarding this application.   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:  
Written comments were received from the Health Department, Engineering Division and the Fire 
Department stating no concerns with the request. Building Division conditions have been 
incorporated into the recommended conditions of approval and are attached to this report.  No other 
city division/department comments were received. 
 
BUILDING DIVISION COMMENTS: 
 
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 

 
3. Effective January 1, 2008, all new commercial submittals shall show compliance with the 

following codes, and adopted amendments: 
 

• 2007 Northern Nevada Amendments* 

http://www.carson-city.nv.us/Index.aspx?page=181
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• 2006 International Building Code 

 
• 2006 International Energy Conservation Code 

 
• 2006 International Existing Building Code 

 
• 2006 International Fire Code 

 
• 2006 Uniform Mechanical Code 

 
• 2006 Uniform Plumbing Code 

 
• 2005 National Electrical Code  

 
• 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. With the adoption of the 
amendments, the snow and wind loads have increased within Carson City.  

 
FIRE DEPARTMENT COMMENTS: 
 

• The Fire Department has no comments or concern with this request. 
 
ENGINEERING DIVISION COMMENTS: 
 

• The Engineering Division has no preference or objection to the special use request  
 

HEALTH DEPARTMENT COMMENTS: 
 

• 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. 

 
SPECIAL USE PERMIT FINDINGS:  Staff's recommendation of approval of the Special Use Permit 
is based upon the findings as required by CCMC Section 18.02.080 (Special Use Permits) 
enumerated below and further substantiated in the applicant’s written justification. 
 
1. The proposed development will be consistent with the master plan elements. 
 
The proposed development will be consistent wit the following Master Plan Elements:  
 
CHAPTER 3: A BALANCED LAND USE PATTERN 
 
GUIDING PRINCIPLE 1: ACOMPACT AND EFFICIENT PATTERN OF GROWTH 
 

Carson City will have a compact pattern that makes efficient use of the limited land area and 
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water resources it has available for urban growth, that fosters the provision of infrastructure and 
services in a cost-effective manner, and that balances development with conservation of the 
natural environment—particularly where public lands abut the urban interface. The City will 
utilize its existing redevelopment areas and other tools to promote the reuse and revitalization of 
established but underutilized areas of the community, such as its major gateway corridors and 
Downtown. 
 
1.1d—Growth Management Ordinance 
The City shall continue to review applications for proposed residential development in 
accordance with the Carson City 1988 Growth Management Ordinance, as contained in 
Chapter 18.12 of the City’s Municipal Code. 

 
CHAPTER 5: ECONOMIC VITALITY 
 

Carson City derives its overall health and economic success from its ability to maintain a strong and 
diverse base of jobs, to provide a supply of varied housing choices for its employees, to provide a range of 
services and recreational opportunities for residents and visitors, and to generate tourism through the 
promotion of its unique characteristics and historic amenities. Furthermore, the City recognizes the 
revitalization of the Downtown as an important component of the community’s long-term health and vitality 
 

CHAPTER 6: LIVABLE NEIGHBORHOODS & ACTIVITY CENTERS 
 
Principles for achieving Livable Neighborhoods & Activity Centers focus on: 
· Increasing the quality of development citywide; 
· Encouraging infill and redevelopment that blends seamlessly with established areas of the   
       City; 
· Establishing a hierarchy of mixed-use activity centers to serve the community; 
· Re-establishing Downtown as a vibrant center for the community; 
· Creating a more diverse mix of housing and neighborhood options for residents; 
· Providing connectivity to surrounding land uses; and 
· Protecting and enhance the City’s historic resources. 
 

CHAPTER 7: A CONNECTED CITY 
 
A connected city allows residents to travel within the community, and to other centers within the 
region, in a variety of ways using a safe, efficient, multi-modal transportation system.  Carson 
City will promote a sense of community by linking its many neighborhoods, employment areas, 
activity centers, parks, recreational amenities, and schools with an extensive system of 
interconnected roadways, multi-use pathways, bicycle facilities, and sidewalks.  Additionally, the 
City will seek opportunities to expand existing transit services as feasible to increase travel 
choices for the community and to support a more compact pattern of growth.     
 

MIXED-USE RESIDENTIAL (MUR)  
 

MUR 1.1—General Mixed-Use Policies 
In addition to the MUR policies below, MUR development should be consistent with the General 
Mixed-Use Policies; 
 

  MUC 1.2—Characteristics  
The MUC designation is intended to encourage a more compact, mixed use pattern of development 
along the City’s major gateway corridors than that which that exists today. While commercial retail 
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and offices will generally be the primary uses in MUC areas, a percentage of the total land area of 
each site may be devoted to higher density residential uses, such as townhomes, apartments, lofts, 
and live-work units—creating a diverse mix of uses that make it possible to live, work, and meet 
day-today needs within close proximity. MUC development should incorporate pedestrian-friendly 
design elements and should be designed with clear connections to transit stops and surrounding 
development 

 
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.   

 
The proposed billboard will create no objectionable noise, vibrations, fumes, odors, dust, glare or 
physical activity that would be a detriment to the use, peaceful enjoyment, economic value or 
development of surrounding properties. The proposed billboard is proposed to be illuminated externally. 
A detailed lighting plan including light fixture details must be provided with the building permit plans. 
Any proposed lighting of the off-premise (billboard) shall be directed downward and shielded so as not 
to project light and/or glare onto adjacent properties or right-of-way. 
 
3. The proposed development will have little or no detrimental effect on vehicular or pedestrian 

traffic.   
 
The proposed billboard will generate minimal traffic for maintenance of the sign, which would have little 
or no impact on vehicular or pedestrian traffic. 
 
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 billboard will create no demand on public services and facilities. 
 
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 all the requirements of Division 4.8 relating to billboards as detailed 
in the above discussion in the staff report. 
 
6. The proposed development will not be detrimental to the public health, safety, convenience 

and welfare.   
 

The proposed billboard will create no objectionable traffic, noise, vibrations, fumes, odors, dust, glare or 
physical activity that would be a detriment to the public health, safety, convenience or welfare. 
 
7. The proposed development will not result in material damage or prejudice to other property 
in the vicinity.   
 
The proposed billboard will not impair the surrounding property owners’ ability to develop their property 
in accordance with the applicable zoning and will not create negative impacts that would result in 
material damage. 
 
Respectfully submitted, 
PUBLIC WORKS DEPARMENT, PLANNING DIVISION 
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Jennifer Pruitt 
______________________________  
Jennifer Pruitt, AICP, LEED AP 
Principal Planner   
 
 
 
Attachments: 

Application SUP-10-049 
Building Division comments 
Engineering Division comments 
Fire Department comments  
Health Department comments 
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