
STAFF REPORT FOR PLANNING COMMISSION MEETING JANUARY 26, 2011 
 
FILE NO: SUP-10-117                                                                   AGENDA ITEM:  H-2 
  
STAFF AUTHOR:  Kathe Green, Assistant Planner 
 
REQUEST: A Special Use Permit request to allow construction of an 8,320 square foot 
maintenance building, with a footprint of 6,900 square feet and a mezzanine level of 1,420 square 
feet at the Carson Middle School on property zoned Public (P). 
 
APPLICANTS:  Mark Korinek, Carson City School District 
                          Joe Cacioppo, Resource Concepts Inc  and Darrin Berger, Berger-Hannafin Architects  
  
OWNER:      Carson City School District 
 
LOCATION:      1140 West King Street  
 
APN:              003-171-01 
 
RECOMMENDED MOTION: “I move to approve SUP-10-117, a Special Use Permit 
application to allow the construction of a maintenance building at the Carson Middle 
School, on property zoned Public located at 1140 West King Street, APN 003-171-01, based 
on seven findings and subject to the conditions of approval contained in the staff report.”  
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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. 

 
The following conditions are required to be incorporated into the proposed development 
plan. 
 
5. 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.  

   
The following shall be submitted with any associated permit application: 
 
6.   The applicant shall submit a copy of the signed Notice of Decision and conditions of 

approval with any associated permit application. 
 
7.   The project requires 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. 

 
8.   This project shall comply with all codes and ordinances pertinent to the building type and 

occupancy classification. 
 

9.      The applicant shall submit exterior light fixture details 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.   

 
The following are general requirements applicable throughout the life of the project: 
 
10.  The applicant must provide full compliance with State of Nevada dust control measures 

to mitigate dust at all hours during the construction period. 
 
11.  Hours of construction are limited to 7:00 am to 7:00 pm, Monday through Saturday.  
 
12.  The building shall be secured and locked during hours of non-use. 
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12.  The primary building surface must be muted or earth tone in color. The approved 
exterior colors are tan for the main body, light tan for the upper body, black for the trim, 
and gray for the roof.  The color chips presented by the applicant have been reviewed 
and approved.   

 
LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.080 (Special Use Permits); and 
18.04.170 (Public). 
 
MASTER PLAN DESIGNATION: Public/ Quasi Public 
 
ZONING DESIGNATION: Public  
 
KEY ISSUES: Will the proposed maintenance building be detrimental or cause material damage 
to surrounding properties in the vicinity?  Is the proposed location appropriate?   
 
SURROUNDING ZONING AND LAND USE INFORMATION 
NORTH: Single Family 6,000 (SF6)/Residential 
SOUTH: Single Family 6,000 (SF6)/Residential 
EAST:    Single Family 6,000 (SF6)/Residential  
WEST:  Single Family 6,000 (SF6)/Residential 
 
ENVIRONMENTAL INFORMATION  
1. FLOOD ZONE: Zone XS (areas of minimal flooding) per 320001/09092E 
2.  EARTHQUAKE FAULT: Zone I and II (severe and moderate shaking potential). Closest fault is 

beyond 500 feet of the subject site. 
3.  SLOPE/DRAINAGE: Relatively flat 
4.  SOILS: 71: Urban Land 
 
SITE DEVELOPMENT INFORMATION: 
1. PROPOSED USE: Construction of a maintenance building to replace buildings and areas within 

the school district that were previously used for building materials and maintenance.  These areas 
have been taken over by other uses over the years.  The applicant is also proposing to remove two 
existing sheds on the site and replace them with the new maintenance building. The building is 
proposed to be placed on an already asphalted surface at a point west of center on the existing 
school site, at a point just east of the track area.  

2. SETBACKS:  To be determined by Special Use Permit.  The proposed setbacks to the proposed 
building are approximately 260 feet south of the northern boundary, 335 feet east of the western 
boundary, 810 feet west of the eastern boundary, and 290 feet north of the southern boundary.  

3. VARIANCES REQUESTED: none 
4. PARKING: none 
5. Previous review for this project:  MPR-10-108, held December 7, 2010 
 
BACKGROUND:  
The applicant is requesting approval of a maintenance building with a footprint of 6,900 square 
feet and a mezzanine area of an additional 1,420 square feet for a total of 8,320 square feet on 
property zoned Public (P). 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.  The Planning Division held a major 
project review for the applicant related to this project on December 7, 2010. 
 
DISCUSSION:  
The subject site is zoned Public (P). The applicant is proposing construction of a maintenance 
building to consolidate maintenance and building materials used throughout the school district, 
and is proposing removal of two existing sheds on site and replacement with a consolidated 
maintenance building, adequate in size to accommodate the needs of the entire school district.   
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According to the applicant, there are six employees who would use this facility. They would be 
dispatched from here to conduct repairs and maintenance throughout the school district 
locations.  Maintenance materials would be stored at this site, as well as a shop area and paint 
booth. In addition, a small portion of the northern portion of the building (approximately 1,048 
square feet) would be used for track concessions and track storage with a small office 
(approximately 337 square feet) also located in this area.  A trash enclosure is also proposed 
adjacent to the building at the area to the northeast of the track storage/office area.  Two trees 
at this location would be removed and may be relocated on site.  
 
PUBLIC COMMENTS:  Public notices were mailed to 118 adjacent property owners within 300 
feet of the subject property.  As of January 13, 2010 no comments have been received either in 
favor or in opposition to the request.  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.  
 
AGENCY COMMENTS:   
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.  
Building Division 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.org/building 

3. Effective January 1, 2008, all new commercial submittals shall show compliance with the 
following codes, and adopted amendments: 

 2007 Northern Nevada Amendments* 
 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.   

4 Provide a Geotechnical Report for the proposed construction. The Geotechnical Report for 
the proposed location shall include a complete assessment of the potential consequences 
of any liquefaction and soil strength loss, including estimation of differential settlement, 
lateral movement or reduction in foundation soil-bearing capacity, and shall address 
mitigation measures. (’06 IBC 1802.2 & 1802.2.7 #2) 

Engineering Division:   No preference or objection 
Fire Department:  The applicant must meet all codes and ordinances as they relate to this 
request.  
Parks & Recreation Department:  No comments received 
 
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 

http://www.carson.org/building
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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.   

 
The proposal will be in substantial compliance with the following:  
Goal 1.1 Promote the Efficient Use of Available Land and Resources. 
 
The proposed maintenance building will replace two small sheds on the site, on an area 
already asphalted, so the building would not impact drainage on the site.  Two trees are 
proposed to be removed and replanted or replaced.  This proposal is to consolidate 
maintenance work in one location, where the employees will be dispatched to various 
locations throughout the school district to perform needed tasks, but have the tools and 
equipment at a central location, thereby promoting a more efficient use of available 
resources.  If this project is approved, the school district will be able consolidate space 
presently needed to store maintenance equipment at other locations and facilities.  
 
Goal 1.2 Promote Infill and Redevelopment in Targeted Areas 
 
The maintenance building is proposed to be located centrally on the existing site, where 
it will not impact neighboring properties.  The intent is to utilize the existing site more 
efficiently, while improving the quality of maintenance services to the students and 
faculty of the school district.   
 

 Goal 6.1b Neighborhood Design 
 

Proposed architectural features are limited as the school district must be conscientious 
regarding taxpayer money being spent on the project. However, the building is proposed 
to have windows and coloring which are compatible with the rest of the buildings on the 
site.  The exterior colors are proposed to be tan for the main body, light tan for the upper 
body, black for the trim, and gray for the roof.  
 

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.   

 
While there will be additional physical activity during the time of construction of the 
building, once the building in completed, it is assumed there will be no permanent 
impacts to the surrounding properties or the general neighborhood by the replacement of 
two sheds and placement of a maintenance building at this location.  It is not likely that 
there will be any objectionable noise, vibrations, fumes, odors, dust, glare or physical 
activity as a result of the construction of this building.  The building is located in the 
central area of the lot which will further reduce the potential impacts from activities in the 
building to neighboring properties.  
 
It is noted that any lighting fixtures which are proposed for the building shall be installed 
so 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.   

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

A school is a high volume traffic location when school is in session, especially the times 
just before and after regular hours and during lunch.  This school is typical, in that there 
are a high number of vehicles entering and leaving the site during, before and after 
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regular school hours. There are 149 parking spaces on the site.  The parking is non-
conforming for the number of parking spaces required for schools under the guidelines in 
effect today, but no increase in the need for parking spaces is anticipated to 
accommodate this maintenance building, as no new employees are proposed to use the 
building.  The modification of the site to remove two existing sheds and add a 
maintenance building will not negatively impact the surrounding properties.  No new 
faculty members are proposed to be hired to utilize this building, although employees 
who now work at other sites may be asked to work more often from this location once 
the building is complete.   These six employees will be using materials stored in the 
building as well as the shop and paint booth and will continue to be dispatched to 
locations with the school district as needed.   

 
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.   

 
No impact is assumed to the existing public services as the result of the construction of a 
maintenance building on the site.  No change to the existing drainage is assumed as a 
result of the placement of a building on this already asphalted area.  

   
5.     The project meets the definition and specific standards set forth elsewhere in this title for 

this use and meet the purpose statement of that district.   
 

The Public zoning district is to achieve the following:  To accommodate the wide range 
of public institutional and auxiliary uses which are established in response to the health, 
safety, cultural and welfare needs of the citizens of the City;  To organize the 
assemblage of specific, nonprofit and profit public facilities into efficient functionally 
compatible, and attractively planned administrative centers in conformance with the 
master plan; To establish site plan approval for many uses thereby ensuring 
compatibility with adjacent more restrictive uses.   All uses in the Public zoning district 
are Conditional Uses which require approval of a Special Use Permit.  These uses 
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.  
 
In meeting the standards shown in the application submitted, the facility would comply 
with the standards of the public zoning district as a permitted conditional use. 
 

6. The project will not be detrimental to the public health, safety, convenience and welfare. 
 
The proposed construction of a maintenance building with Staff’s recommended 
conditions of approval, would meet all the requirements of the Carson City Municipal 
Code and would not be detrimental to the public health, safety, convenience, and 
welfare.  
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7. The project will not result in material damage or prejudice to other property in the vicinity.   
 

With the recommended conditions of approval, the proposed use would generate no 
significant noise, vibrations, fumes, odors, dust, glare or physical activity which could 
have an adverse impact on or result in material damage or prejudice to other properties 
in the vicinity. 

 
Respectfully submitted, 
 
PUBLIC WORKS DEPARTMENT, PLANNING DIVISION 
 
 
________________________________ 
Kathe Green, Assistant Planner 
 
Attachments 
 Application (SUP-10-117) 

 Department Comments 
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