
STAFF REPORT FOR PLANNING COMMISSION MEETING OF OCTOBER 27, 2010 
 
FILE NO: SUP-10-077       AGENDA ITEM:   H-4 
 
STAFF AUTHOR:  Kathe Green, Assistant Planner  
 
REQUEST:  Special Use Permit to allow a commercial office trailer to be used as an office 
placed permanently in the Public Regional (PR) zoning district. 
 
OWNER/APPLICANT: Carson City/Carson City Animal Control      
            
LOCATION/APN: 3770 Butti Way/010-037-02  
 
RECOMMENDED MOTION:  AI move to approve SUP-10-077, a Special Use Permit 
request from Carson City Animal Control, to allow a commercial trailer to be used as 
an office on property in the Public Regional zoning district, located at 3770 Butti 
Way, APN 010-037-02, based on seven  findings and subject to the conditions of 
approval contained in the staff report." 
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RECOMMENDED CONDITIONS OF APPROVAL: 
 
The following shall be completed prior to commencement of the use: 
  
1. The applicant must sign and return the Notice of Decision for conditions for approval 

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

 
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.  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.  

  
The following shall be submitted with a building permit application: 
 
6.  The applicant shall submit a copy of the Notice of Decision and conditions of approval, 

signed by the applicant and owner, with any building permit application.  
 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), 18.04.185 Public 
Regional 
 
MASTER PLAN DESIGNATION: Public/Quasi-Public (P-QP) 
 
PRESENT ZONING: Public Regional (PR) 
 
KEY ISSUES: Will the proposed placement of a permanent office be in keeping with all of 
the standards of the Carson City Municipal Code?  Is this location appropriate for the 
proposed use?  
 
SURROUNDING ZONING AND LAND USE INFORMATION  
NORTH: Neighborhood Business/Offices  
SOUTH: Public Regional/Vacant and Carson City Corporate Yard to the southwest 
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EAST:    General Industrial/Vacant building and Edmonds Industrial Park  
WEST:    Public Regional /Vacant  
 
ENVIRONMENTAL INFORMATION 
1 FLOOD ZONE: Zone XS 320001-0111E (area of minimal flooding) 
2 EARTHQUAKE FAULT: Zone II (moderate shaking potential).  Fault beyond 500 feet 
3 SLOPE/DRAINAGE:  Generally flat 
4 SOILS: 74: Vamp fine sandy loam, slightly saline alkali slopes 0-2% 
                   
SITE DEVELOPMENT INFORMATION 
1 LOT SIZE:  5.25 acres 
2 EXISTING LAND USE: Carson City Animal Control  
3 STRUCTURE HEIGHT: Office trailer 
4 PARKING: Existing asphalt 
5   SETBACKS: Determined by Special Use Permit 
6 VARIANCES REQUESTED: None 
 
DISCUSSION:   
A Special Use Permit is required for the following reason: 
 
• According to CCMC Section 18.05.030.3., a commercial coach may be used as an office 

with the approval of a Special Use Permit.   
 
Animal Control has a need for additional office space at the animal holding and control 
facility.  This proposal is to move an existing, unused office trailer from the Carson City 
Corporate Yard southwest of this location to the Animal Control location.  The intent is to 
utilize the office trailer for employees and office space, thereby allowing modification of a 
portion of the animal holding facility to allow enlargement of the office and animal 
confinement areas. The placement of the unit is proposed behind a fence in the employee 
parking area.  It will be separate from the public parking areas.    
 
The office trailer is proposed to be placed on an asphalt parking area of approximately 
22,000 square feet.  There is adequate parking available on the site for the trailer to be 
placed in this location.  Carson City vehicles and employee vehicles are also parked in this 
area, but adequate space is available to accommodate all required parking after the 
placement of the unit.  The unit is proposed to be placed at a point north of the present 
constructed building, placed running north to south, adjacent to a six foot tall wooden fence. 
 
By authorizing the utilization of the temporary office trailer at this location, Carson City will 
be able to provide needed office space and allow an unused office trailer to be placed back 
in service.  It is possible permanent space may be constructed on this site in the future, but 
no plans have been submitted with this application to replace the unit with permanent 
construction.   
 
PUBLIC COMMENTS:  Public notices were mailed to 37 adjacent property owners within 
300 feet of the subject site on October 8, 2010 per the requirements of the Carson City 
Municipal Code and NRS.   At the writing of this report no written 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 October 27, 2010, depending on the date of submittal of the comments to the 
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Planning and Community Development Department. 
 
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 and Safety:   

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 Plan Submittal 
Requirements:  Commercial Coach/Job Trailer 

Fire Department:  Must meet all codes and ordinances as they relate to this request. 
Engineering Division:  Ensure lot drainage is not blocked by the placement of the unit. 
Parks and Recreation:  No comments received. 
Health Department:  No comments received.  
 
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 public 
record for the project. 
 
1. Will be consistent with the master plan elements. 
 
Goal 2.  Promote better community design, appearance and recognition of Carson 
City as identified in the various design guideline ordinances, Visual Preference 
Survey, Capital City Focus and Downtown Master Plan.   
 
Goal 7.  Plan for the development of and implement adequate community facilities 
and services. 
 
Policy 7.1. Coordinate with providers to plan and provide facilities and services to 
Carson City.  
 

The proposed location of the office is to provide support for the employees located at the 
Carson City Animal Control, which is part of the publicly provided services for the citizens 
of Carson City and a necessary part of the infrastructure of this area.  This office trailer 
was previously used at the Carson City Corporate yard and is presently stored at the yard 
while not in use.  The office trailer will provide a needed addition to the Animal Control 
location by providing additional office space.  A constructed building is not financially 
feasible at this time for Carson City, while the office trailer is available and vacant.  There 
is a need for expansion of animal holding and office space at this Animal Control facility.  
Areas within the existing constructed building will be able to be modified in the future to 
accommodate this need.  This office trailer would allow the expansion of office space and 
animal holding with the least amount of cash outlay. 
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2. Will not be detrimental to the use, peaceful enjoyment, economic value, or 

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

 
The office trailer has been previously located and used at the Corporate Yard across the 
street from this site, without difficulty or problems.  This permit is to allow the office trailer 
to be moved from storage at the Carson City Corporate yard to being used at the Animal 
Control location.  There is no anticipated detriment to the surrounding properties or 
general neighborhood as a result of this placement.   The Animal Control facility itself may 
create objectionable noise, vibrations, fumes, odors, dust and physical activity, but the 
office trailer in support of this use is not detrimental.  

 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic.   
 

The site is located on Butti Way, west of Fairview Drive, and is served by an adequate 
existing street network.  Vehicular and pedestrian movement is not likely to be affected by 
placement or conversion of the office trailer to office space at the Animal Control facility. 

 
4. Will not overburden existing public services and facilities, including schools, 
police and fire protection, water, sanitary sewer, public roads, storm drainage, and 
other public improvements.   
 

The temporary office trailer has been previously used at the Carson City Corporate Yard 
and has been placed in storage at that location as it is not presently needed there.  It did 
not have a detrimental effect on the existing public services and facilities when it was in 
use in this nearby location.  Moving the office trailer across Butti Way to the Animal 
Control facility is not likely to cause any overburden to existing public facilities.   The 
project is adequately served by the existing police and fire protection, public water, private 
septic system, public roads, storm drainage and other public improvements.  No 
detrimental changes are anticipated by allowing the use of the office trailer at this 
location.  

 
5. Meets the definition and specific standards set forth elsewhere in this title for such 
particular use and meets the purpose statement of that district.  
  

The Public Regional zoning district is described as the Federal, state and city facilities 
and uses whose main purpose is to sustain wide regional needs.   All uses in the Public 
Regional zoning district are conditional and require approval of a Special Use Permit  
prior to instituting the use.  Animal control is a public health issue and is supported in this 
location by Carson City.  Expansion of the office space and animal holding at this facility 
reflect the needs of the region for animal control. 

 
6. The use will not be detrimental to the public health, safety, convenience and 
welfare.  
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The proposed use is beneficial to the public health, safety, convenience and welfare, by 
allowing Carson City to provide control of animals, a service which is useful to the City.  
The placement of an office trailer for staff to use with the modification of the permanent 
building to allow additional storage of animals is in support of a needed service in this 
location.  Allowing the temporary office trailer which is presently being stored at the 
Carson City Corporate Yard will be a benefit to all citizens of Carson City. 

 
7. Will not result in material damage or prejudice to other property in the vicinity.  
 

The site is already actively retaining and containing animals.  The additional space 
created by the use of a temporary office trailer will allow Carson City to provide needed 
office space at a reduced cost when compared to the cost of a constructed building for 
office space and animal control. No material damage or prejudice to other properties in 
the vicinity is anticipated.  No negative concerns have been noted when the temporary 
office trailer was utilized for office space or stored in the Carson City Corporate yard 
across the street from this location.  No detrimental concerns are anticipated by allowing 
the use at this location.     

 
Respectfully submitted, 
 
PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT 

 
 

__________________________ 
Kathe Green, Assistant Planner 
 
Attachments  
Application 
Department comments 
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