
  
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF MARCH 30, 2011 

 
FILE NO:  SUP-11-012       AGENDA ITEM:  H-1   

                
STAFF AUTHOR:  Kathe Green, Assistant Planner  
 
REQUEST:  Request to allow a new 28-foot-tall, 400-square foot-area off-premises advertising (billboard) 
sign on property zoned General Commercial (GC).    
 
OWNER/APPLICANT: Nevada Department of Transportation/State of Nevada 
                 
LOCATION/APN:  2400 Highway 50 East/002-105-01. 
     
RECOMMENDED MOTION:  AI move to approve SUP-11-012, a Special Use Permit request from 
Nevada Department of Transportation State of Nevada to allow a 28-foot-tall, 400-square-foot off-
premises advertising sign on property zoned General Commercial, located at the northeast corner 
of Highway 50 East and Russell Way, APN 008-161-29, subject to the conditions of approval 
contained in the staff report." 
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RECOMMENDED CONDITIONS OF APPROVAL: 
 
The following must be completed prior to the 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, then the 
item will be rescheduled for the next Planning Commission meeting for further consideration.   

 
2. All development shall be substantially in accordance with the site development plan 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 apply for and obtain a sign permit from the Nevada Department of 

Transportation and provide a copy of the permit to the Planning Division.  Installation of the 
billboard must comply with all applicable state laws and policies.  

 
5. Prior to placement of advertisement copy on the structure, all Carson City business license fees 

must be paid. 
 
6. Placement of the off-premises sign on the parcel must maintain the setbacks as depicted on the site 

plan.  The sign may not be relocated without approval of a new or amended special use permit. 
 
7. The new sign must maintain proper separation from above and below ground utilities.  
 
8. The sign cannot be located within any utility, access or drainage easements.  
 
9. The new sign cannot impede vehicle sight distance.  
 
10. The new sign cannot occupy any required parking spaces for on-site commercial use. 
 
11. The new sign must be located entirely on the subject parcel and shall not encroach onto another   

 parcel or right-of-way. 
 
12.  The maximum permitted sign height is 28 feet, measured at the adjacent U.S. Highway 50 East      

grade.  The maximum permitted sign area is 400 square feet, oriented horizontally to U.S. Highway 
50. V-shaped (non-parallel) sign faces are prohibited.  

 
13. Any proposed lighting of the billboard shall be directed downward and shielded so as not to         

project light and/or glare onto adjacent properties or right-of-way. A detailed lighting plan, including 
light fixture details (Acut sheets@) were provided with the special use permit submission. The AdTech 
ECO Series Formetco LED fixtures which were submitted are acceptable.  The fixtures must be 
placed on the top portion of the billboard and be directed downward not outward or upward.   If a 
change of fixture is proposed, it must be reviewed and approved by the Planning Division prior to 
installation.  Inspection of the completed billboard is required.  

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

Three proposed color samples for the pole and structure were submitted and are approved by the 
Planning Division (PMS155, PMS 468 and PMS 4685).  The support structure truss-work must be 
masked by the sign faces at all times.  
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15. The sign must be maintained at all times and kept free of graffiti.  Failure to do so shall constitute 
cause for the revocation of a business license.   

 
16. Without further notice, the subject special use permit shall expire five years from approval of the 

permit, on March 30, 2016, or if appealed to the Board of Supervisors and approved there, five 
years from the time the permit is approved, not five years from the time the billboard is completed.  
It is the applicant=s responsibility to submit a complete special use permit application and fee in 
sufficient time to be scheduled for review prior to the expiration date.  

 
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 Commercial (MUC)  
 
ZONING:  General Commercial  
 
KEY ISSUES: Does the application meet the Development Standards regulations for off-premises 
(billboard) signs, and does application meet the required findings for approval of a special use permit?  
Would the proposed billboard be compatible with surrounding properties?  Would the proposed billboard 
cause material damage to surrounding properties?  
 
SURROUNDING ZONING AND LAND USE INFORMATION 
NORTH: Right-of-Way Freeway    
SOUTH: General Commercial (GC)  B  Piñion Plaza casino resort and on-ramp to freeway 
EAST:    General Commercial (GC)  B  freeway 
WEST:  General Commercial (GC)  B  retail shopping center 
 
ENVIRONMENTAL INFORMATION  
FLOOD ZONE:  Zone A2 B 100-year flood plain per FEMA Firm Number 320001-0111E  
ELEVATION:   Approximately 4640 feet. 
SLOPE/DRAINAGE:  The site is relatively level and generally drains to the south.  
SOILS: Number 50 - Orizaba loam, saline-alkali 
SEISMIC ZONE:  I B severe shaking potential; earthquake fault beyond 500 feet of the site. 
 
SITE DEVELOPMENT INFORMATION 
EXISTING PRIMARY USE:  Vacant land  
ALLOWABLE HEIGHT:  28 feet from adjacent permitted street grade, per CCMC 
ALLOWABLE AREA:  400 square feet, per CCMC  
PROPOSED SIGN SIZE:  Double-faced; 10 by 40 feet (400 square feet) each face   
PROPOSED STRUCTURE HEIGHT:  28 feet  
PARKING:  None 
SETBACKS:  As depicted on the site plan (approximate values) C   

a. 392 feet from the north property line to the sign pole;  
b. 5 feet from the south property line to the sign pole; 
c. 90 feet from the freeway right-of-way property line on the east to the sign pole;   
d. 160 feet from the west property line to the sign pole.  
e. The sign faces would be cantilevered from the pole to the north 40 feet  

LANDSCAPING:  No landscaping is proposed or required. 
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BACKGROUND: 
The applicant was originally approved on April 26, 2006 for placement of a billboard north of Highway 50 
East at a point west of the new freeway under SUP-05-265.  A review of this permit was performed on 
February 25, 2009 to change the location of the billboard and the requirement for landscaping.   The 
Building Division has determined that no building permit is required, as the Carson City Building Division  
has no jurisdiction over structures on state owned property.  Despite two reviews and five years since the 
approval of the special use permit, the billboard has not been constructed.  A condition of the original 
permit was a required five year review.  As the billboard has never been constructed, a new special use 
permit application is required instead.   A mandatory review will be required five years from the approval of 
this permit, if the billboard has been constructed, or a new special use permit if it has not been constructed 
in five years.  
 
DISCUSSION: 
The applicant is requesting approval of a special use permit for the placement of a 10-by-40-foot (400-
square-foot) off-premises sign, 28 feet in height above the existing grade of the site.  This is a new 
application, as the originally approved application from this applicant for a billboard at this site has expired 
Since the approval of the original special use permit, configuration of the parcel has been changed, the 
freeway construction has been completed to and beyond this point, and there is now a freeway directional 
sign which goes over Highway 50 East to the west of the new freeway overpass.  The new billboard would 
be placed at a point directly north of the freeway directional sign which is over all lanes of Highway 50 East 
at this point.  The southernmost point of the billboard would be five feet north of the property line and 
extend 40 feet to the north.  
 
The subject parcel is located on the north side of Highway 50 East at its intersection with and east of 
Russell Way.  The sign is proposed to be located adjacent to the Highway, at a point approximately 160 
feet from the west property line and 90 feet from the east property line, with the support pole approximately 
five feet west of the NDOT-designated freeway right-of-way line (south property line).  The sign faces would 
be cantilevered 40 feet north from the support pole, giving the sign a flag-shaped profile when viewed from 
east or west U S Highway 50 vantage points.  Surrounding property uses are currently vacant, right-of-way 
or commercial in nature.   
 
PUBLIC COMMENTS:    Public notices were mailed to 98 adjacent property owners within 425 feet of the 
subject site 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 March 30, 2011, 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:   The Carson City Building Division has no jurisdiction over structures on state owned 
property. 
Fire Department:  Must meet all codes and ordinances as they relate to this request. 
Engineering Division:   No preference or objection. 
Health Department:  No comments. 
Parks and Recreation:  Takes no exception to NDOT’s billboard project provided the proposed location 
does not impact or is in conflict with the following: 

1) The City’s existing 12 foot wide multi-use path along the north side of US Highway 50 (East) 
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between Russell Way and the Freeway interchange. 
2) The Carson City Freeway (Northern Leg) Landscape Project.  Carson City Public Works 

Department’s consultant team has recently completed the project’s construction documents and 
the City is planning to bid the project within the next couple of months. 

3) The Carson City Freeway Multi-use Path Alignment Study.  Carson City’s Public Works 
Department and Parks and Recreation Department are currently studying various north and south 
multi-use path alignments through the Freeway’s U S Highway 50 (East) interchange. One 
potential alignment is along the east side of Russell Way. 

 
DEVELOPMENT STANDARDS REVIEW CRITERIA: 
Off-premises signs are regulated by the provisions of the Carson City Development Standards, Division 4 
(Signs), Section 4.8 (Requirements for Billboards and Off-Premises Signs).  For the purposes of the Carson 
City Municipal Code (CCMC) and Development Standards, the terms Abillboard@ and Aoff-premises sign@   
are interchangeable.  
 
In addition to the review standards of Title 18 regarding special use permit approvals, billboards are subject 
to the criteria contained in Division 4.8 of the Development Standards. The Development Standards 
Division 4.8.2(a) states, in part:  
 
AThe Board finds and declares that the purpose of developing requirements for billboards and off-premise 
signs is to establish a comprehensive system for the regulation of the time, manner and place of the 
commercial use of billboards and off-premise signs and the gradual elimination of nonconforming off-
premise signs through attrition and natural deterioration.@ 
 
It is also the stated intent of the regulation to: 
 
1. Impose reasonable standards to regulate the number (density), size, height and location of 

billboards to prevent and relieve sign clutter, safeguard and enhance property values, achieve the 
objectives of the Master Plan, and promote the public safety and general welfare; 

 
2. Help preserve and enhance the physical environment of Carson City to protect the Carson City 

economy; 
 
3. Minimize or eliminate hazards to pedestrians and motorists brought about by distracting or unsafe 

billboards; and  
 
4. Improve, enhance and preserve the appearance and other aesthetic qualities of Carson City. 
 
The following is a review of the proposed billboard with regard to the specific standards of Division 4.8.3: 
 
4.8.3 B Billboard Requirements  
a. Special Use Permit Required C  Approval of a special use permit is required for a billboard.  
 
  The application is under review for a special use permit.  
 
b. Permitted Streets C Billboards are permitted along US Highway 50 between Lyon County and US 

Highway 395 (Carson Street).  New streets or portions of streets not yet constructed but which will 
have the same designations or descriptions of the preceding are not permitted streets.   

 
  The proposed billboard would be adjacent to the north side of and oriented to be viewed from 
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Highway 50 East.  The proposal therefore complies with Title 18 Design Standards.  
 
c.  Height C The maximum permitted sign height is 28 feet from the adjacent Apermitted street@ 

elevation. 
 
  The applicant proposes a 28-foot-tall sign as measured from the existing lot grade and adjacent 

roadway grade, therefore the proposal is for the maximum height allowed.  The proposal therefore 
complies with Title 18 Design Standards.  

 
d. Number of Sign Faces C One sign face per side (double-faced sign) is permitted, as long as the 

faces are parallel to each other.   
 
  The proposed sign faces are parallel and therefore complies with Title 18 Design Standards.  
 
e. Zoning of the Site C 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 and is in compliance with 

this standard.  
 
f.  Spacing Distance C Billboards may not be located within 1,000 feet of each other. 
 
  The nearest existing or approved billboard is located at 2794 Highway 50 East and is approximately 

1360 feet east of the proposed billboard site.  The next nearest, located at 1991 Highway 50 East, 
is approximately 1440 feet west of the proposed billboard and therefore is in compliance with this 
standard.  

 
g. Area of Sign C The maximum permitted sign area for billboards is 400 square feet per side. 
 
  The proposal is for two 400-square-foot sides, or the maximum allowed and therefore complies with 

Title 18 Design Standards.  
 
h. Separation from Certain Uses and Zoning C A billboard sign may not be closer than 300 feet to a 

property zoned Agriculture (A), Conservation Reserve (CR), or any residential district. 
 
The nearest such protected districts are 1) the Mobile Home Park (MHP), which is approximately 
390 feet northeast of the proposed billboard and 2) the Multi Family Apartment (MFA) zoning 
district, which is approximately 445 feet to the northwest of the proposed billboard.  This proposal 
therefore complies with Title 18 Design Standards.   

 
i.  Downtown Redevelopment area C A billboard sign may not be within 1000 feet of a Redevelopment 

area.  
 
  The proposed location is approximately 3,140 feet east of the nearest Redevelopment area 

boundary.  It is in compliance with this standard.  
 

j.   Prohibited Supporting Structures C A sign may not be attached to a roof or wall or other surface of 
a building.  A sign must be a freestanding sign. 

 
   The proposed is a freestanding sign and is in compliance with this standard.  
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k. Prohibited Characteristics and Materials C 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 proposal does not include any of these prohibited items.  The proposal does include LED strip 
lighting which has been reviewed and approved and which would be mounted along the top line of 
the billboard and be directed downward. A condition of approval is included that if another fixture is 
proposed it must be reviewed and approved by the Planning Division prior to installation.   

 
As noted above, the purpose of the billboard regulations is to, among other things, Arelieve sign clutter,@ 
Asafeguard and enhance property values,@ Aeliminate hazards to pedestrians and motorists brought about 
by distracting and/or unsafe billboards,@ and Aimprove, enhance and preserve the appearance and other 
aesthetic qualities of Carson City.@  The specific standards of Division 4.8.3 are created to meet this 
purpose.  If the proposed billboard meets the regulations of Division 4.8.3, then it meets the purpose of the 
billboard ordinance.  The proposal meets the enumerated standards; therefore the subject application 
complies with Title 18 Design Standards for billboards and CCMC Section 18.02.080, Subsection 5.  

 
FINDINGS:   Pursuant to CCMC 18.02.080 (Special Use Permits), this application is reviewed with 
reference to the seven required findings (in bold) below.  CCMC 18.02.080 (5) (h) states: 
 
 The applicant for a Special Use Permit shall have the burden of proof by a preponderance of the evidence 
to provide facts supporting the proposed Special Use Permit.  For purposes of legal clarity, this shall 
include the burden of going forward with the evidence and the burden of persuasion on all questions of fact 
which are to be determined by the Commission and the Board. Additionally, the applicant shall provide 
adequate information in the application and on the site plan to substantiate the findings required in this 
Section.  

 
1.  The project will be consistent with the master plan elements.   
 
The proposed billboard is consistent with the following applicable goals and policies (in italics) of the Master 
Plan:  
 
Since the Development Standards governing billboards are standards developed to implement the Master 
Plan, if the proposal meets the Development Standards, the proposal will generally be consistent with the 
Master Plan.  
 
The proposed project is consistent with Policy 2.3 of the Carson City Master Plan Land Use Element, to 
encourage the reduction of visual clutter (signs), and Policy 2.4, to protect and enhance the character of 
residential neighborhoods, open views and vistas, and property values, in that the sign meets the 
separation requirement of 1,000 feet between billboards and 300 feet from residential properties and will be 
located within a General Commercial area. It is the stated intent and purpose of the billboard regulations of 
Development Standards 4.8 to reduce sign clutter by the separation requirements.  The billboard will not 
detract from views and vistas, since the billboard is limited to the maximum 28-foot height  and the sign will 
be in scale with surrounding buildings, signs and ramparts (i.e. the elevated freeway on the east).  
 
The proposed project is consistent with Policy 4.2, to maintain and improve industrial, commercial and 
residential diversification of the local economy, in that it will provide for advertising of businesses in and 
around Carson City.  

 
2. The project will not be detrimental to the use, peaceful enjoyment, economic value, or 
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development of surrounding properties or the general neighborhood; and will cause no 
objectionable noise, vibrations, fumes, odors, dust, glare or physical activity.   
 
The proposed off-premises advertising sign is located in a commercial area and is in scale with its 
surroundings.  No evidence has been presented by surrounding property owners to indicate that a billboard 
would have a negative impact on their property values.  It is the stated purpose of the billboard regulations, 
to which the proposed sign complies, to protect the economic value of surrounding properties. The 
proposed use will generate no significant noise, vibrations, fumes, odors, dust, glare or physical activity 
which could have an adverse impact on adjacent uses if conducted in compliance with the conditions of 
approval. 

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

 
It is the stated purpose of the billboard regulations to which the proposed sign complies to protect vehicular 
and pedestrian safety.  No additional vehicular and pedestrian traffic will be generated in conjunction with 
the proposed sign, nor would it adversely impact vehicular or pedestrian circulation in the subject area.   
 
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 sign may not require the extension or expansion of any public services or facilities. Drainage 
improvements have been installed in the immediate area.   

 
5. The project 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 proposed sign is commercial in nature, consistent with the purpose statement of the General 
Commercial zoning district, and the sign meets all the specific standards for billboards set forth in Carson 
City Development Standards  4.8 and is consistent with the purpose statement of the billboard regulations 
and the purpose of the Sign code, as follows:   

 
The purpose of this Division is to provide minimum standards to safeguard life, health, property and public 
welfare in keeping with the unique character of Carson City by establishing equal enforcement, regulation 
and control where applicable by the size, number, height, design, quality of materials, construction, 
location, electrification and maintenance of all signs and sign structures not located within a building, 
except temporary signs attached to or affixed upon windows, and to accomplish the following results: 

 
a. To protect and enhance the character of residential and commercial neighborhoods, open 

views and vistas, and property values by prohibiting signs that are obtrusive and 
incompatible with the immediate surroundings; 

 
b. To protect the economic health of commercial centers and property values by encouraging 

signs that effectively communicate the availability of goods and services to consumers;  
 
c. To provide a reasonable and comprehensive system of sign management addressing size, 

location, design, and illumination for integration into the zoning ordinance;  
 

d. To encourage signs that are varied in design, well constructed, and pleasing in appearance; 
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e. To attract and direct persons to various activities and enterprises in order to provide for 

public convenience; and 
f. To prohibit the indiscriminate use of other outdoor advertising.  

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

The proposed sign, with staff's recommended conditions of approval, will meet all the requirements of 
the Carson City Municipal Code and will not be detrimental to the public health, safety, convenience, 
and welfare, and will cause no adverse impacts to surrounding properties. 

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

As noted above, the proposed off-premises sign would be located in a commercial area that is 
developed with other General Commercial uses and meets all Development Standards.  No 
surrounding property owners have presented evidence of possible harm, nor have any protests to 
the revised project been registered.  The permit was previously approved in April 2006 and 
reviewed again in February 2009.  No objections from the public or neighboring property owners 
have been submitted. It does not appear the proposed sign would generate negative impacts that 
would result in material damage or prejudice to other property in the vicinity.  

 
Respectfully submitted, 
 
PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT 
 

Kathe Green 
____________________ 
Kathe Green, Assistant Planner 
 
Attachments  
 Building Division Comments 
 Fire Division Comments 
 Engineering Division Comments 
 Health and Human Services Division Comments 
 Parks and Recreation Division Comments 
 Application (SUP-11-012) 
































































