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MEMORANDUM 
Planning Commission meeting of December 15, 2010 

 
 
TO:  Planning Commission                                                          Item H-1 
 
FROM: Jennifer Pruitt, Principal Planner 
 
DATE:  December 15, 2010 
 
SUBJECT: SUP-10-090 a Special Use Permit request from the Carson City School District to 

allow placement of photovoltaic arrays at Eagle Valley Middle School site. 
 
RECOMMENDED MOTION: “I move to approve SUP-10-090, a Special Use Permit 
application from the Carson City School District, to allow ground mounted solar panels 
in location [     ] as shown on the revised plan, on property zoned Public, located at 4151 
E. 5th Street, Assessor’s Parcel Number 010-035-27, based on seven findings and subject 
to the recommended conditions of approval contained in the staff report, in addition to 
the recommendation of the Parks and Recreation department.” 
 
DISCUSSION: 
 
On December 01, 2010, the Planning Commission conducted a public hearing regarding a 
Special Use Permit, SUP-10-090, from the Carson City School District to allow a photovoltaic 
array placement at the Eagle Valley Middle School. The application was reviewed and 
continued by the Planning Commission to the December 15, 2010 Planning Commission 
meeting. The continuance was granted in order allow additional time for the School District to 
evaluate alternative locations on the site for the proposed photovoltaic array. At the December 
01, 2010 meeting, public testimony was also solicited by the Planning Commission and there 
were several comments related to the proposed project, identifying concerns from property 
owners in the immediate area.  
 
The applicant has provided the Planning Division staff an amended site plan, which identifies 
three alternative locations for the proposed photovoltaic array. See attached plan, dated 
December 07, 2010 for the general locations which will be considered at the Planning 
Commission meeting on December 15, 2010. 

 
At the Planning Commission meeting on December 15, 2010, the School District will present an 
overview of the site selection process, specifically focusing on the four options noted on the plan 
submitted. The overview will also include an update to the Planning Commission of the results 
of the School Board meeting on December 14, 2010 related to the proposed project.  
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The Planning Division staff has received additional comments from property owners since the 
December 01, 2010 Planning Commission review, in addition to comments from the Carson City 
Parks and Recreation Department. Those comments have been included in this packet in 
addition to the original staff report and application submitted by the applicant. If this Special Use 
Permit is approved, staff recommends that the Planning Commission include the recommended 
condition from the Parks and Recreation department, in addition to the previously recommended 
conditions of approval.  
 
In reviewing the information provided by the applicant and the required findings as identified in 
the staff report, the findings to grant approval of this Special Use Permit can be made. The 
applicant has re-evaluated alternative locations for possible placement of the proposed 
photovoltaic array on site, as recommended by the Planning Commission. It is recommended 
that the Planning Commission approve this Special Use Permit application, SUP-10-090, 
subject to the appropriate site selected by the Planning Commission.  
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STAFF REPORT FOR PLANNING COMMISSION MEETING NOVEMBER 17, 2010 
 
 
FILE NO:  SUP-10-090                                                        AGENDA ITEM: H-2 
 
STAFF AUTHOR:   Jennifer Pruitt, Principal Planner 
 
REQUEST:  Approval of a Special Use Permit to allow the installation of ground 
mounted solar panels (photo-voltaic arrays) within the southeastern portion of the Eagle 
Valley Middle School campus. 
 
APPLICANT / OWNER: Carson City School District 
 
LOCATION:   4151 E. 5th Street   
 
APN:   010-035-27    
 
RECOMMENDED MOTION: “I move to approve SUP-10-090, a Special Use Permit 
application from  the Carson City School District, to allow ground mounted solar 
panels, on property zoned Public, located at 4151 E. 5th Street, Assessor’s Parcel 
Number 010-035-27, based on seven findings and subject to the recommended 
conditions of approval contained in the staff report.” 
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RECOMMENDED CONDITIONS OF APPROVAL: 
 
The following shall be completed prior to commencement of the use: 
 
1. The applicant must sign and return the Notice of Decision / conditions of approval 

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

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

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

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

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

 
4. All improvements shall conform to City standards and requirements.  
 
The following shall be submitted or included as part of a building permit 
application: 
 
5. The applicant shall obtain a building permit from the Carson City Building and 

Safety Division for the proposed construction. 
 

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

 
7. Dust control measures must be employed during the construction period and also 

incorporated into the manufacturer recommended maintenance program.  
 
8. The plan submitted will be revised to include a minimum 30 foot setback from the 

eastern property line. The revised plan will be submitted to the Planning Division 
for review prior to submittal for the required Building Permit.  

 
9. Should the PV array cease to operate for a period of one year, or falls into a state 

of disrepair, it shall be considered abandoned and removed at the Carson City 
School District’s expense. 

 
LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.080 (Special Use Permits) 
and 18.04.170 (Public)  
 
MASTER PLAN DESIGNATION:  Public /Quasi Public 
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ZONING DISTRICT:     Public (P)    
 
KEY ISSUES:  Will the proposed Photo Voltaic project cause material damage to 
surrounding properties?  Is this an appropriate location for the proposed use?  
 
SURROUNDING ZONING AND LAND USE INFORMATION  
 
NORTH: Single Family 21,000-P- Residential  
SOUTH: Single Family 21,000-P- Residential  
EAST:  Single Family 21,000-P- Residential  
WEST:  Public Regional-Open Space 
 
SITE HISTORY  
 
• On November 15, 2010, the applicant conducted a neighborhood meeting with 

property owners surrounding the proposed site development and solicit 
comments and suggestions.  

 
• On August 04, 2009- City staff conducted a Major Project Reviewed (MPR-09-

067) a plan to allow site improvements include, an upgrade of bus parking and 
circulation, teacher parking area, school district maintenance building, green 
house and nursery, park and track improvements, new bus barn w/ solar photo 
voltaic on roof, multiple wind turbines on site within the Public (P) zoning district. 
(The project was not pursued further by the School District.) 

 
• On June 27, 2005- the Planning Commission reviewed and approved Special 

Use Permit (SUP-05-084) for the modifications to the existing Eagle Valley 
Middle School including a new storage building and other site improvements 
within the Public (P) zoning district.  

 
• On  June 28, 2000 - the Planning Commission reviewed and approved Special 

Use Permit (U-99/00-44) to allow a freestanding reader board sign (four feet by 8 
feet) overall height of 12 feet on the Eagle Valley Middle School campus within 
the Public (P) zoning district.  

 
• On July 31, 1996- the Regional Planning Commission reviewed and approved 

Special Use Permit (U-92/93-27) for the modifications to the existing Eagle Valley 
Middle School including three modular classrooms and other site improvements 
within the Public (P) zoning district.  

 
ENVIRONMENTAL INFORMATION  
 
• FLOOD ZONE:  Zone X 
• SLOPE/DRAINAGE:  The site is improved. 
• SOILS:  71- Urban Land 
 
SITE DEVELOPMENT INFORMATION  
  
1.PARCEL AREA:     39.22 Acres   
2.PROJECT SITE AREA:    Approximately 60,000 square feet 
3.POJECT HEIGHT:   Approximately eight feet in overall height 
4.EXISTING LAND USE:    Middle  School Educational Facility 
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5.EXISITNG STRUCTURE –  

BUILDINGS FOOTPRINT:   89,408 Square feet  
PROJECT AREA:  60,000 Square feet  

  
6.REQUIRED SETBACKS:  Set according to the approval of a Special   
     Use Permit 
7.PROVIDED SETBACKS:   Northern: NA feet 
     Western: NA feet 
     Southern 55 feet 
     Eastern: 25 
8.PARKING EXISITNG:  100+ parking spaces on site 
9 .VARIANCES REQUESTED: None   
 
DISCUSSION:  
 
A Special Use Permit is required by CCMC Section 18.04.170, which states that: 
 
• The Conditional Uses in the Public District which require a Special Use Permit 

are: Buildings and facilities owned, leased or operated by the city of Carson City, 
Carson City Unified School District or any other district, state of Nevada or the 
government of the United States.  

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

 
Eagle Valley Middle School was built approximately 30 years ago. Over the past few 
years, the Carson City School District has embarked on green energy projects. The 
savings generated by there projects increases the educational operating funds, which 
have a direct impact on teachers, students and Carson City.  
 
Green energy is a term that describes environmentally friendly sources of power and 
energy. Unlike conventional energy sources such as oil, gas, coal etc., green energy 
typically refers to renewable and non-polluting energy sources. Consumers, businesses, 
and organizations can support the development of clean technologies by choosing to 
purchase green power instead of conventional electricity. In effect, this will reduce the 
environmental impact associated with conventional electricity generation and also 
increase their nation’s energy independence. 
 
Since January 2010, the School District has been involved in $1.2 million dollars of 
green energy projects. There are a total of 12 projects related to energy efficiency, which 
include but are not limited to replacing old inefficient boilers, lighting retrofits and heat 
retrofits and replacements.  
 
The applicant is proposing to locate an approximate 60,000 square foot ground mounted 
(eight feet in overall height) photovoltaic (PV) array system in the southeastern portion of 
the Eagle Middle School campus. The project site area is currently unimproved and is 
covered with sagebrush.   
 
While the panels are made of tempered glass, it is quite strong. They pass hail tests, 
and are rated for snow load of 49 to 113 pounds per square foot depending on the 
manufacturer. The Northern Nevada average snow load requirements are 20 pounds per 



Staff Report 
SUP-10-090 EVMS 
November 17, 2010 

Page 5 of 10 
square foot. As noted by the applicant the PV panels are also equipped with non-glare 
technology.  
 
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-10-090. 
 
PUBLIC COMMENTS:  Public notices were mailed on November 01, 2010 notices were 
sent to 70 adjacent property owners within 300 feet of the subject site pursuant to the 
provisions of NRS and CCMC.  Any comments that are received after this report is 
complete will be submitted prior to or at the Planning Commission meeting, depending 
on their submittal date to the Planning Division.   
 
OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: The following 
comments were received from various city departments. Recommendations have been 
incorporated into the recommended conditions of approval, where applicable. 
 
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 photovoltaic system 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 Carson City Building 
Division handout titled: Photovoltaic (Solar Electric) Systems. 

 
Engineering Division comments:  
 

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

 
Fire Department comments: 
 

• The applicant must meet all codes and ordinances as they relate to this 
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.   
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FINDINGS:   Staff recommends approval of the Special Use Permit based the findings 
below, pursuant to CCMC 18.02.080 (Special Use Permits), subject to the 
recommended conditions of approval, and further substantiated by the applicant’s written 
justification. 
 
As herein described, the proposed project is consistent with the following applicable 
goals and policies (in italics) of the Master Plan in accordance with the seven findings (in 
bold) required for approval of a Special Use Permit: 
 
1. The use will be consistent with the objectives of the Master Plan elements.   
 
Chapter 3: A Balanced Land Use Pattern 
 
Establishing a balance of land uses within the community promotes vitality and long-term 
economic stability. A balanced community is able to provide employment opportunities 
for its residents as well as a diverse choice of housing, recreational opportunities, and 
retail services. Carson City strives to maintain its strong employment base and extensive 
network of public lands while increasing housing options and the availability of retail 
services to serve residents of the City and surrounding growth areas. 
 
1. This project involves the installation of ground-mounted photovoltaic panels that will 
be installed in the northwest corner of the property. No development is associated with 
this project and this project will not have any adverse impacts to traffic, drainage, school 
capacity or other identified issues associated with managed growth within Carson City. 
As such, this project meets the provisions of the Growth Management Ordinance (1.ld, 
Municipal Code 18.12). 
 
2. The purpose of this project is to utilize alternative energy solutions (solar energy) to 
assist in the powering of school facilities. This will not only provide a savings to the 
School District, but will also help reduce the overall demand on the power grid. Materials 
used in the construction will be sustainable building materials and construction 
techniques to promote water and energy conservation (1.le, f). 
 
3. The proposed ground-mounted photovoltaic arrays are being installed on an existing 
elementary school site. The project does not generate any redevelopment or infill. As 
such, this project complies with the intent of the priority infill development area goals. 
(1.2a). 
 
4. The existing school site has been an operating school for approximately thirty years. 
The school is located within an established residential community. As such, there are no 
direct connections to open space lands. However, this project will also not impede any 
pathway connections or easements that access public lands (1 .4a). 
 
5. This project is not at the urban interface and will not impact existing site features, to 
include mature trees and character-defining features. All work associated with this 
project will occur within the existing school property (1.4c). 
 
6. As presented by the applicant, the proposed ground-mounted photovoltaic arrays are 
set back a minimum of twenty feet from the site’s north property line. Because this 
school site is zoned “Public,” the Special Use Permit specifies the setback requirements. 
(2. id). 
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7. In accordance with Carson City requirements and the Special Use Permit, this project 
meets the required setback requirements and does not encroach on any identified 
sensitive areas. As such, there are no anticipated environmental impacts as a result of 
this project (3.lb). 
 
8. This project involves the installation of ground-mounted photovoltaic arrays. The 
project is expected to reduce reliance on the power grid. The project is on the existing 
Eagle Valley Middle School site. Existing site conditions allow adequate access to the 
proposed project, without disrupting school operations or neighboring parcels. 
Installation of this proposed project will not impact these existing improvements. 
 
Chapter 4: Equitable Distribution of Recreational Opportunities 
 
Carson City residents are fortunate to have access to an extensive network of open 
lands both within and surrounding the community, as well as a range of more formal 
community and neighborhood parks and sports facilities. The City has developed an 
extensive park system (765 acres) and, with many partners, offers an extensive array of 
recreational programs. In addition, the City provides many recreation facilities 
(baseball/softball fields, soccer/football fields, tennis courts, playgrounds, picnic 
pavilions, etc.), as well as a community theater, aquatic facility with a 50 meter pool, a 
fairgrounds, and a number of natural parks and recreational pathways. In 1996 Carson 
City residents approved Ballot Question 18 – The Quality of Life Initiative, creating a 
supplemental sales tax revenue source (1/4 of a cent) for parks, open space, pathways 
and associated maintenance. This source has allowed development of many new 
facilities. 
 

• Eagle Valley Middle School site is not only used by the School District, but is also 
used by the community. This project will not impact the community’s use of its 
facilities. As such, Seeliger Elementary School will continue to provide facilities 
for community use (4.lb). 

 
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. 
The Master Plan promotes the continued enhancement of the Downtown and 
surrounding residential neighborhoods as the focus of the community. 
 
1. Being an existing middle school, the site serves the children residing in the 

surrounding community and does not distinguish between housing types or labor 
force populations (5. lj). 

 
2. The existing school site employs faculty and staff to support the education of its 

student population. This work force and the community the school serves indirectly 
encourages the development of regional retail centers. Given the school’s long-
standing existence in the community, there are no new retail centers expected. There 
is some potential for this project to generate interest in the community with respect to 
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solar energy and alternative power supplies, which in turn might lead to retail centers 
seeing an increase in these types of businesses. (5.2a).  

 
3. Eagle Valley Middle School has been a part of Carson City for approximately thirty 

years, and can arguably be considered a historic resource. This project involves the 
installation of photovoltaic arrays. The goal is to minimize dependence on the existing 
power grid that in turn will reduce operating costs for the School District. This type of 
green technology, while not related to heritage or tourism, allows our Capitol city to 
boast its interest in alternative and green energy solutions. This could draw visitors 
interested in these technologies to Carson City. (5.4a).  

  
 
Chapter 6: Livable Neighborhoods and Activity Center  
 
Carson City strives to be a city known for its safe, attractive and diverse neighborhoods, 
compact mixed-use activity centers, and its vibrant, pedestrian-friendly Downtown. 
Access to parks, pathways, open space, and recreational facilities will be emphasized 
and the incorporation of thoughtful design and site planning techniques will be 
encouraged in all development. New commercial development will be focused in 
pedestrian-friendly, mixed-use activity centers located along major thoroughfares where 
they will be readily accessible to surrounding neighborhoods and may ultimately be 
served by transit. New higher-density housing will be encouraged as part of the overall 
land use mix along the City’s major gateway corridors and within the Downtown area to 
provide a more diverse selection of housing types and price ranges for residents within 
walking distance of the City’s primary job and activity center. 
 
1. This project involves the installation of ground-mounted photovoltaic arrays. As such, 
this green energy project will use durable, long-lasting building materials. (6.1 a). 
 
2. Photovoltaic arrays are a relatively new addition to the south end of Carson City. This 
use will generate visual and technical interest due to its function and appearance. The 
arrays will be angled to the south to maximize exposure to the sun. It is important to the 
neighbors and the school district that the arrays are effective, without being a visual 
nuisance to the neighbors. (6.lb). 
 
3. This project is surrounded by well-established residential development, and will 
comply with Carson City height, density and setback requirements. Because this school 
has been in existence for approximately thirty years, it is a staple in the community. The 
proposed green energy additions will be compatible with existing on-site uses and the 
community by reducing the dependence of the District on the existing power grid that in 
turn will reduce the demand for the community. (6.2a, 9.3b, 9.4a). 
 
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. 
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1. Transit development patterns are not applicable. However, this green energy project 
may generate interest that may lead to visitors to see this technology. The existing 
pedestrian access routes along the perimeter of the school are well suited to 
accommodate this use.(11.2b). 
 
2. Roadways exist throughout this area, and there is no reasonable ability to enhance 
roadway connections and/or networks. On-site transportation systems are currently in 
place and meet the needs of the site and the community. This photovoltaic array project 
will not impact existing on-site traffic patterns. (11 .2c). 
 
3. Single-family residences surround the Eagle Valley Middle project site. Existing 
pathways consist of sidewalks and on-site walkways, which are intended to remain. The 

nited Pathways Master Plan is not applicable to this project (12.la, c). U 
  
2. The proposed use will not be detrimental to the use, peaceful enjoyment, 

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

 
During construction dust must be controlled and staff has recommended a condition of 
approval to this effect. Once complete, the proposed use should not create any 
objectionable noise, vibrations, odors, dust, glare or physical activity any more than the 
current use of the property does. As noted by the applicant the proposed solar panels 
are equipped with non-glare technology. Staff has included a condition of approval 
related to the manufacturers recommended dust control measures.  
 
The plan submitted will be revised to include a minimum 30 foot setback from the 
eastern property line. The revised plan will be submitted to the Planning Division for 
review prior to submittal for the required Building Permit.  
 
It is not anticipated that the PV array will be detrimental to the use, peaceful enjoyment, 
economic value, or development of surrounding properties or the general neighborhood. 
 
3. The project will have little or no detrimental effect on vehicular or 

pedestrian traffic. 
   
The site is served by an adequate existing street network.  Pedestrian movement would 
not be affected.   
 
4. The project will not overburden existing public services and facilities, 

including schools, police and fire protection, water, sanitary sewer, public 
roads, storm drainage and other public improvements.   

 
The proposed project will have no impact on the existing public services and facilities, 
including schools, police and fire protection, water, sanitary sewer, public roads, storm 
drainage and other public improvements. 
 
5. The project meets the definition and specific standards set forth elsewhere 
in this Title 18 for such particular use and meets the purpose statement of that 
district.  
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Public uses, such as schools, are a primary purpose of the Public district – including 
split-zoned parcels.  A school (and its accessories) is a conditional use in the Public 
zoning district.  Upon approval of the Special Use Permit with the recommended 
conditions of approval, the proposed PV project will be in conformance with the 
requirements of the Carson City Municipal Code and related Development Standards.  
 
6. The project will not be detrimental to the public health, safety, convenience 

and welfare.  
 
In addition to the issues addressed in this Special Use Permit, the proposed PV project 
will require a building permit, related reviews and inspections and will therefore not be 
detrimental to the public health, safety, convenience and welfare.  
 
The applicant is proposing to enclose the PV array with security fencing material to be 
determined at a later date.  
 
7. The project will not result in material damage or prejudice to other property 

in the vicinity.   
 
At this time there is no change proposed for the use of the subject site. The site will 
continue to be used as a Secondary Educational facility. Staff has recommended an 
additional setback form the eastern property line to mitigate any perceived impacts to the 
property owners’ to the immediate east.  
 
Should the PV array cease to operate for a period of one year, or falls into a state of 
disrepair, it shall be considered abandoned and removed at the Carson City School 
District’s expense. 
 
 
Respectfully submitted, 
 
PUBLIC WORKS, PLANNING DIVISION 
 
Jennifer Pruitt 
__________________________________ 
Jennifer Pruitt, AICP, LEED AP  
Principal Planner 
 
Attachments: 
 Application (SUP-10-090) 
 Building Division comments 
 Engineering Division comments 
 Health Department 
 Fire Department  
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