
STAFF REPORT FOR PLANNING COMMISSION MEETING MAY 25, 2011 
 
 
FILE NO:  SUP-11-027 AND VAR-11-031                        AGENDA ITEMS: H-4 A and B 
 
STAFF AUTHOR:   Jennifer Pruitt, Principal Planner 
 
REQUESTS:   
 
1) A Special Use Permit for modifications to the existing Eagle Valley Middle 
School campus including a new gymnasium with associated locker rooms, new 
administrative offices, site improvements which include a new “Main Street” which leads 
into the main building and other site improvements within the Public (P) zoning district; 
and 
 
2) A Variance to reduce the number of required parking spaces on site from 218 to 
115, which includes the construction of additional parking spaces with the proposed site 
modifications where 95 on-site parking spaces are currently provided. 
 
APPLICANT / OWNER: Carson City School District 
 
LOCATION:   4151 E. 5th Street   
 
APN:   010-035-27    
 
RECOMMENDED MOTION: “I move to approve SUP-11-027 and VAR-11-031, a 
Special Use Permit for modifications to the existing Eagle Valley Middle School 
and a Variance to reduce the number of required parking spaces as requested by 
the applicant, subject to the conditions and based on the findings contained in the 
staff report, and to direct staff to return SUP-11-027 back to the Planning 
Commission next month to address the permanent storage container portion of 
the request.” 
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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. 

 
3. This project 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.  

 
4. 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 

 
5. 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) 

 
Conditions required to be incorporated into the proposed development plan. 
 
6. 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.  

 
7. All improvements shall conform to City standards and requirements.  
 
8. Proper trash enclosure(s) shall be provided pursuant to the Carson City 

Development Standards 1.2.6. 
 

9. Lighting fixture details and “cut-sheets” shall be submitted with a Building Permit 
application in compliance with Development Standards Division1.3 Lighting.  Any 
lighting fixtures shall be so installed as to project light downward and away from 
adjoining properties and glare to the sky. 

 
10. All roof-top equipment on new portions of the building shall be screened pursuant 

to Carson City Development Standards Division 1.1.7. 

http://www.carson.org/building
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11. The applicant shall submit a landscape plan for any areas of new landscaping in 

compliance with Carson City Development Standards Division 3 (Landscaping).  
 

12. Reflective, untreated roofs shall be prohibited unless painted flat, non-glossy 
paint to compliment or match the primary color of the primary exterior building 
material(s). 

 
13. Exterior building colors should blend with existing and surrounding development 

and not cause abrupt changes.  Primary building surfaces (excluding trim areas) 
should be muted or earth-tone in color.  Bold colors shall be avoided except 
when used as accent or trim. 

 
14. Building plans must be submitted in accordance with Nevada Administrative 

Code (NAC) 444.56818 and any other applicable codes. 
 

15. The submitted plans must meet all applicable standards set forth in NAC 
444.56816 to 444.56862 inclusively. 

 
16. Fire Department access must be maintained to the building.  One option is to 

install 2 ½ inch hose stations in the corridors on the west side of the school. 
 

17. Currently a fire hydrant and post indicator valve exist in the round-about at the 
school entrance.  Both of these items and the fire department connection must 
be moved to a location approved by the Carson City Fire Department 

 
18. All roads must be a minimum of 20 foot width, 13′-16″ vertical clearance for fire 

department access. 
 
The following shall be submitted or included as part of a building permit 
application: 
 
19. The applicant shall submit a copy of the Notice of Decision / conditions of 

approval, signed by the applicant and owner.  
 

20. Dust control measures must be employed during the construction period and also 
incorporated into the manufacturer recommended maintenance program.  

 
21. Hours of construction will be limited to 7:00 a.m. to 7:00 p.m. Monday through 

Friday and 8:00 a.m. to 5:00 p.m. Saturday and Sunday, unless modified by the 
Planning Director for special construction needs. 

 
 

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 DISTRICT:     Public (P)    
 
KEY ISSUES:  Will the proposed school addition and site improvements cause material 
damage to surrounding properties?  Is this an appropriate location for the proposed use?  
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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 May 9, 2011 the School District conducted a Neighborhood meeting related 

to the proposed project. Approximately 20 members of the public attended the 
neighborhood meeting.  

 
• On April 05, 2011 MPR-11-024  was review by City Staff for the proposed Eagle 

Valley School Expansion project.  
 
• On December 05, 2010 the Planning Commission approved SUP-10-090 for he 

placement of a Photovoltaic array, the approval was appealed to the BOS. On 
January 06, 2011, the Board of Supervisors approved the location of the 
Photovoltaic array.  

 
• 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 
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SITE DEVELOPMENT INFORMATION  
  
1.PARCEL AREA:     39.22 Acres   
 
2.EXISITNG BUILDING:    Approximately 65,950 square feet 
 
3.PROPOSED EXPANSION:  22,337 square feet 

 
4.POJECT HEIGHT:   Approximately  30 feet in overall height 
 
5.EXISTING LAND USE:    Middle  School Educational Facility 
  
6.REQUIRED SETBACKS:  Set according to the approval of a Special   
     Use Permit 
 
7.PROVIDED SETBACKS:   Northern: 538 feet 
     Western: 1054 feet existing 
     Southern 277 feet existing 
     Eastern: 103 feet existing 
 
8.PARKING EXISITNG:  95 parking spaces on site 
   PROPOSED PARKING  115 parking spaces* 
   REQUIRED PARKING  218 parking spaces  
 
9 .VARIANCES REQUESTED: *VAR-11-031   
 
DISCUSSION:  
 
A Special Use Permit and a Variance are required for the following reasons: 
 
• According to CCMC Section 18.04.170, Public zoning 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 for all 
development. 

  
• According to CCMC 18.16 (Development Standards), Division 2 (Parking and 

Loading), a middle school is required to have 1.5 on-site parking spaces for each 
employee or faculty member plus one parking space for every 20 square feet of 
seating area in auditorium or assembly areas.  The Eagle Valley Middle School 
would be required to provide 218 spaces based upon this requirement, but only 95 
spaces are currently provided and 115 spaces are proposed as part of the site 
modifications. 

 
Per the applicant, in 2009-2010 the Carson City School District Board of Trustees directed 
the Superintendent to commission a review of the District’s Facilities Master Plan. This effort 
resulted in the District placing a bond question before the voters at the general election in 
2010. Among the projects outlined were improvements to Eagle Valley Middle School. These 
improvements included rehabilitation and renovation of the facilities infrastructure, upgrading 
its core space to accommodate the changed curriculum and reduce maintenance and 
operational costs of the building. Equally important was a commitment to resolve the traffic 
and pedestrian issues of the school and surrounding neighborhoods. 
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The applicant is proposing to expand the existing school building by 22,337 square feet 
in the northern portion of the Eagle Middle School campus. The expansion will include a 
new gymnasium with associated locker rooms, new administrative offices, site 
improvements which include a new “Main Street” which leads into the main building and 
new site landscaping.  
 
The proposed construction does not increase the student body or School District 
personnel. The new proposed gymnasium will be large enough to accommodate two 
basketball courts side by side, gym classes and one full size court with bleachers for the 
public. The administrative offices will move from their current location to the front of the 
new expansion. The current offices will be modified to accommodate a staff lounge or 
additional classrooms.  
 
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-11-027. 
 
Site Plan: 
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Parking Variance 
 
The School District has submitted a Variance as part of the new construction to address 
the existing condition of on-site parking that does not meet current Carson Standards for 
the number of spaces provided.  In considering the Variance, a few facts should be 
noted: 
 
• The original school construction pre-dates City codes requiring parking.  
 
• Prior expansions of the school, including placement of the portable classrooms, has 

not required approval of a parking variance. 
 
• A 17% increase in available on-site parking will result from the new construction, 

increasing the number of on-site spaces from 95 to 115.  
 
• Per Carson City Development Standards Division 2, an elementary school is 

required to provide 1.5 parking spaces per employee plus one space per 20 square 
feet of seating area in an auditorium or assembly area.  Based upon the school 
having 81 employees (81 x 1.5 = 122 spaces) and 1920/20 = 96  spaces, new gym 
totaling 218 parking spaces would be required for Eagle Valley Middle School (122 + 
96 = 218).  

 
• CCMC 18.04.170 (Public zoning district) states that all 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. 

 
This is similar and consistent with the past approval of the modifications to Bordewich-
Bray Elementary School, Empire Elementary School and Carson Middle School, which 
are older school sites that also did not satisfy current parking requirements as a result of 
the recent expansions. 
 
Staff believes that the factors above warrant approval of the parking Variance and 
Special Use Permit, as further substantiated in the required findings below.  The site 
could not physically accommodate the full number of required parking spaces without 
compromising open space on site. The School District has demonstrated that current 
parking conditions, which will be improved, do not warrant the construction of so many 
parking spaces.  
 
In March 2011, the School District obtained temporary (up to 90 days) approval by the 
Planning Director for the placement of two metal storage containers on the Eagle Valley 
Middle School campus pursuant to CCMC Development Standards 1.10(9a). At that time 
the Director advised the School District to include a request for permanent placement of 
the metal storage containers with the subject Special Use Permit. Unfortunately, the 
request was not included in this application prior to publishing the notice of public 
hearing. Staff has included additional language with the recommended motion for the 
Planning Commission to direct staff to properly notice and bring the metal storage 
container portion of the subject Special Use Permit back to the Planning Commission in 
June 2011 for review.  
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PUBLIC COMMENTS:  Public notices were mailed on May 06, 2011 notices were sent 
to 74 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. 
 
Fire Department comments: 
 

1. Fire Department access must be maintained to the building.  One option is to 
install 2 ½ inch hose stations in the corridors on the west side of the school. 

 
2. Currently a fire hydrant and post indicator valve exist in the round-about at the 

school entrance.  Both of these items and the fire department connection must 
be moved to a location approved by this department.     

 
3. All roads must be a minimum of 20 foot width, 13′-16″ vertical clearance for fire 

department access. 
 

Engineering Division comments:  
 

• The Engineering Division has no preference or objection to the special use 
request.  Drainage issues and proper handicapped access issues must be 
addressed. 

Health Department comments:  
 
Carson City Health and Human Services has the following comments regarding this 
project in regards to the building expansion: 
 

1. Building plans must be submitted in accordance with Nevada Administrative 
Code (NAC) 444.56818 and any other applicable codes. 

 
2. The submitted plans must meet all applicable standards set forth in NAC 

444.56816 to 444.56862 inclusively. 
 
Building Division comments: 
 
NOTE: These comments do not constitute a complete plan review, but are merely 
observations based on the information provided.  
 

GENERAL PLAN SUBMITTAL COMMENTS: 
1. This project 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.  
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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. 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) 

Parks and Recreation comments: 
 

• No comments 
 
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: 
 
The proposed development will be consistent with the master plan elements. 
 
Question 1: How will the proposed development further and be in keeping with, 
and not contrary to, the goals of the Master Plan Elements? 
 
The proposed Eagle Valley Middle School expansion and site improvements are keeping 
with, and not contrary to the Master Plan Elements as related to the following applicable 
goals:  
 
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. 
 
Goal 5.1d: Foster Cooperation on Master Plan Issues, Coordination of Services. The 
City shall coordinate with internal service departments as well as other governmental 
organizations, such as the school district, that provide services to residents, to ensure 
that existing and new neighborhoods have adequate services and schools. The 
proposed project is keeping with the goal to cooperate on master plan issues and 
coordinate services by furthering the desires of the community to fund school projects. A 
school bond question was passed by the Carson City voters in the 2010 general election 
that included improvements for Eagle Valley Middle School for rehabilitation and 
renovation. The proposed project is consistent with the master plan by meeting the City’s 

http://www.carson.org/building
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goal to work with the Carson City School district and the voters of Carson City to provide 
adequate school services. 
 
Chapter 7: Livable Neighborhoods and Activity Center 
 
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. 
 
Goal 11.2c: Maintain and Enhance Roadway Connections and Networks consistent with 
theTransportation Master Plan. The Eagle Valley Middle School expansion and site 
improvements will enhance the school’s connection to the adjacent roadway (5th Street) 
by providing an additional vehicle entrance and exit between the existing east and west 
entrances. The addition of this vehicle entrance and exit will allow for the separation of 
student drop off/pick-up (including visitor parking), from bus-drop off/pick-up and staff 
parking, resulting in reduced conflict between the various vehicles entering and exiting 
Eagle Valley Middle School. 
 
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 effect of the proposed development will not be detrimental to the immediate vicinity 
or the general neighborhood and will, in fact, enhance the several aspects of the area. 
Transportation movements in the surrounding area will be enhanced by providing an 
additional vehicle entrance and exit specifically designed for student drop-off/pick-up. 
The relocation of the bus drop off/pick-up from the east side of the school to the west 
side will provide enhancement to the general neighborhood as it will reduce noise 
conflict between the school and the adjacent residents to the east.  
 
The proposed expansion of the building including relocation of administrative offices will 
be an enhancement to security for the school and the safety of students by providing a 
secure main entrance to check visitors in and out while allowing other existing entrances 
additional control. The proposed site improvements to the school including additional 
sidewalk area on the east side of the west vehicle entrance will enhance pedestrian 
connectivity from 5th Street to the school entrance. 
 
An increase in student and staff population is not anticipated with the proposed 
expansion, therefore, impact to the surrounding neighborhood is expected to be minimal. 
 
The proposed construction will improve conditions related to the use, peaceful 
enjoyment and economic value of surrounding properties and will improve conditions 
related to other impacts such as noise by enclosing the campus, relocating classrooms 
away from existing homes, improving parking, improving traffic circulation and generally 
improving the appearance of the facilities. 
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3. The proposed development will have little or no detrimental effect on 
vehicular or pedestrian traffic.   

 
Sufficient consideration has been exercised in adapting the expansion of Eagle Valley 
Middle School to existing improvements in the vicinity. Because the proposed project 
includes the expansion of an existing facility, rather than a new facility, considerations to 
adapt to existing improvements are necessary for the project to be considered feasible. 
The site improvements are adapted to the existing site to enhance the circulation 
patterns of the existing school traffic and reduce existing traffic conflicts between 
vehicles entering and exiting the school. Water and sewer for the project is not expected 
to change and has been adapted for existing usage. Additional impervious areas are 
anticipated as a part of the project and additional detention/retention areas have been 
conceptually planned for to maintain drainage flows from the project site. Additional 
parking has been provided as a part of the expansion, although an increase in student 
and teacher population is not anticipated. 
 
The Applicant met with Carson City staff in a Major Project Review meeting on April 5, 
2011 and has made revisions to the expansion and site improvement plans based on 
those comments. In addition, the Applicant held a Neighborhood Outreach meeting to 
obtain comments and address concerns from the surrounding area on May 09, 2011. 
 
Per the Engineering Division the proposal will have an effect on traffic and pedestrian 
access.  A traffic study showing the feasibility of the changes must be submitted and 
approved as part of this project. 
 
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 construction will more adequately accommodate the existing Eagle Valley 
Middle School population and will have no additional impact on other city services.  The 
new construction will improve fire safety within the building in meeting current codes. 
 
The applicant submitted a Conceptual Drainage Letter dated April 13, 2011 by Kenneth 
W. Anderson P.E. for review by the Engineering Division as part of this SUP review.  
 
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 the purpose of the Public zoning district, which is to 
accommodate the wide range of public institutional uses to meet the needs of the 
citizens of Carson City and to establish site plan approval through the Special Use 
Permit process to ensure compatibility with adjacent neighborhoods. 
 
6. The proposed development will not be detrimental to the public health, 

safety, convenience and welfare.   
 
The proposal will have positive impacts to the public health, safety, convenience and 
welfare by improving vehicular and traffic circulation patterns on and adjacent to the site 
and providing a better educational environment and public facilities for the citizens of 
Carson City. 
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7. The proposed development will not result in material damage or prejudice 
to other property in the vicinity.   

 
The proposed construction will improve conditions related to the negative impacts to 
surrounding properties such as noise and traffic by enclosing the campus, relocating 
classrooms away from existing homes, improving parking, improving traffic circulation 
and generally improving the appearance of the facilities. 
 
VARIANCE FINDINGS:  Staff's recommendation of approval of the Variance is based 
upon the findings as required by CCMC Section 18.02.085 (Variances) enumerated 
below and further substantiated in the applicant’s written justification. 
 
1. That because of special circumstances applicable to the subject property, 

including shape, size, topography or location of surroundings, the strict 
application of the zoning ordinance would deprive the subject property of 
privileges enjoyed by other properties in the vicinity or under identical 
zone classification. 

 
Rationale: The school has operated on the subject property for many years and was 
established prior to current parking requirements.  The site is not adequate to 
accommodate the required number of parking spaces per the Carson City Municipal 
Code (218 spaces), and the School District has demonstrated that the school can 
function with the existing parking (115 spaces) without significantly impacting adjacent 
roadways and neighborhoods.  The strict application of the code would deprive the 
School District of the ability to improve the school facilities to modern standards in a 
similar manner as has been done to other school facilities within the Public zoning 
district elsewhere in the community. 
 
2. That the granting of the application is necessary for the preservation and 

enjoyment of substantial property rights of the applicant. 
 
Rationale:  The strict application of the code would deprive the School District of the 
ability to improve the school facilities to modern standards in a similar manner as has 
been done to other school facilities elsewhere in the community.  Granting the Variance 
allows the School district to continue the use of the property as a school as it has been 
used for many years. 
 
3. That the granting of the application will not, under the circumstances of the 

particular case, adversely affect to a material degree the health or safety of 
persons residing or working in the neighborhood of the subject property 
and will not be materially detrimental to the public welfare or materially 
injurious to property or improvements in the neighborhood of the subject 
property. 

 
Rationale:  The proposed construction will improve conditions related to the use, 
peaceful enjoyment and economic value of surrounding properties and will improve 
conditions related to other impacts such as noise by enclosing the campus, relocating 
classrooms away from existing homes, improving parking, improving traffic circulation 
and generally improving the appearance of the facilities. 
 
 



Staff Report 
  SUP-11-027 and VAR-11-031 

 EVMS 
May 25, 2011 
Page 13 of 13 

Respectfully submitted, 
 
PUBLIC WORKS, PLANNING DIVISION 
 
Jennifer Pruitt 
__________________________________ 
Jennifer Pruitt, AICP, LEED AP  
Principal Planner 
 
Attachments: 
 Application (SUP-11-027) 
 Application (VAR-11-031) 
 Building Division comments 
 Engineering Division comments 
 Health Department 
 Fire Department  
 Parks and Recreation comments 
 Neighborhood Meeting flyer 
 Public comment 
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Eagle Valley Middle School Expansion
Special Use Permit and Variance
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1. Special Use Permit Application
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3. Proposed Site Plan – 11” x 17” and 24” x 36”
4. Proposed Floor Plans – 11” x 17” and 30” x 42”
5. Proposed Exterior Lighting
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they are not applicable for this application.

• Documentation of Property Taxes Paid to Date – Exempt, School Property
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• Sewer Project Impact Report – Minimal Impact, no report necessary
• Traffic Impact Report – Minimal Impact, explanation provided in Project
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The Indirect
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An indirect luminaire that employs 

the most efficient sources 

commercially available. The 

family of fixtures is perfect for 

projects that require a sense of 

mood as much as a sense of light.

INDIRECT
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The Indirect family features three distinct designs.  

 

Cubic Indirect wall mount
INDC

Indirect straight fixed head
INDF

Indirect adjustable head
INDA

The Cubic Indirect features an angular design that is a perfect complement to the rectilinear 

and angular compositions of modern architecture. 

Cubic Indirect post top
INDC

The Indirect features a straight fixed head for a clean look, and an adjustable head for aiming 

the light when the upper reflector is titled.  

All three models feature stainless steel vertical struts and can be configured with a round or 

square upper reflector.
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FIXTURE INDC INDC INDC 

REFLECTOR SQ RD SQ

MOUNTING WMA2 PTS4 PMAT2

POLE – PS4-4S14 DB6-4R16

Specificationselevatedscale

3’

6’

9 ‘

12 ‘

15 ‘

18 ‘
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elevatedscale

 INDF 2-INDA INDF 

 SQ SQ RD 

 – PMAT WMA

 PR5-5R12, BC5-5 DB10-5R16 with AD5 – 
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Specificationsillumination

Dark Sky Friendly

Egress

Egress

AAL Indirect Others 

AAL Indirect
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illumination

Reflector Adjustment

Horizontal position
Type 5 symmetric light pattern

15° tilt position
asymmetric light pattern

30° tilt position
asymmetric light pattern

Wind Tunnel Tested
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Specificationsorderinfo — cubic indirect

1. FIXTURE

INDC

2. REFLECTOR - UPPER

RD

 SQ

3. LAMP/BALLAST

CF

70MH

70MHEB

70MHT6

70MHT6EB

100MH

150MHEB

 150MHT6EB  

 150PSMH 

 150PSMHT6

70R111

70R111EB

IL55

IL85

30LED-WW 

30LED-BW 

All ballasts are factory wired for 277 volts. Lamps not included (except IL and LED options).

   All applicable ballasts are  EISA compliant

FIXTURE FIXTURE REFREFLLEECCTTOORR--UUPPPPERER LAMP/BALLASLAMP/BALLASTT MOMOUUNNTITINGNG OPOPTITIONSONS CCOLOOLORR

IINDC NDC RRDD CCFF WMA2WMA2 CDC CDC BLKBLK

         1 2 3 4 5 6

RD SQ

24.0

41.4 in/1035 mm

30 in/750 mm

24 in/600 mm
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orderinfo — cubic indirect

4. MOUNTING – Must choose one 

WMA2

 WMA2-NEGWMA2-NEG

 PMAT2

PTS5

 PTS4

FIXTURE FIXTURE REFREFLLEECCTTOORR--UUPPPPERER LAMP/BALLASLAMP/BALLASTT MOMOUUNNTITINGNG OPOPTITIONSONS CCOLOOLORR

IINDC NDC RRDD CCFF WMA2WMA2 CDC CDC BLKBLK

         1 2 3 4 5 6

5. OPTIONS

CDC

SR

CFH

LAMP R111LAMP R111

6. COLOR  

5.5 in/138 mm

41.4 in
1035 mm

3 in/76 mm 33 in/838 mm

WMA2 PMAT2
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Specifications

UPPER REFLECTOR

LAMP MODULE

HOUSING

SAFETY

ELECTRICAL MODULE

FINISH

CERTIFICATION

EISA COMPLIANCE

WARRANTY

specifications — cubic indirect

24.0

41.4 in/1035 mm

30 in/750 mm

24 in/600 mm
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installation — cubic indirect

Tool-less access to integral ballast assembly

Hidden MR16 lamp in wall mount (WMA2) provides 

code-required 1 foot candle emergency path-of-

egress illumination

Lens frame painted black to further control uplight
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orderinfo — indirect

1. FIXTURE

INDA

INDF

2. REFLECTOR - UPPER

RD

SQ

3. LAMP/BALLAST

CF

For INDA - 26 watts only.

 70MH

For INDF model only.

 70MHEB

For INDF model only.

 70MHT6

 70MHT6EB

 100MH

For INDF model only.

  150MHEB

For INDF model only.

 150PSMH

For INDF model only. 

 150PSMHT6

 IL-55

For INDF model only.

 IL-85

For INDF model only.

 30LED-WW 

30LED-BW 

All ballasts are factory wired for 277 volts. Lamps not included (except IL and LED options).

All applicable ballasts are EISA compliant

RD SQ

FIXTURE REFLECTOR-UPPER LAMP/BALLAST MOUNTING OPTIONS COLOR

INDF RD 70MH WMA CDC BLK

         1 2 3 4 5 6

2
7

32 
815m

32 in
815mm

28.4 in
720mm

INDA       INDF
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orderinfo — indirect

4. MOUNTING 

WMA

 PMAT

FIXTURE REFLECTOR-UPPER LAMP/BALLAST MOUNTING OPTIONS COLOR

INDF RD 70MH WMA CDC BLK

                                                                                                         

         1 2 3 4 5 6

5. OPTIONS

CDC

 SR INDA only.

 CFH INDA only.

 LAMP70 

 LAMP150

 AD5

6. COLOR  

34 in/865mm4 in/100mm

34 in/865mm

4 in/100mm

WMA PMAT
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specifications — indirect

UPPER REFLECTOR

LAMP MODULE

HOUSING

ELECTRICAL MODULE

FINISH

CERTIFICATION

EPA: INDA or INDF
round upper reflector/ 0° tilt: 3.65 
square upper reflector/ 0° tilt: 4.40
round upper reflector/ 30° tilt: 6.52 
square upper reflector/ 30° tilt: 6.62

EISA COMPLIANCE

WARRANTY

3
815

28.4 in
720 mm

32 in
815 mm
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Lightweight aluminum composite reflector 

reduces pole stress

Reflector tilts and locks at 150 or 300

Adjustable head (INDA) tilts to center the 

beam onto the reflector. The parabolic 

reflector focuses the light beam into the 

upper reflector for maximum efficiency

installation — indirect

Also available with fixed 

head for streamlined look
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INDF INDA

INDC-PTS4
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INDA

INDA
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April 22, 2011

Ms. Jennifer Pruitt, AICP, LEEP AP
Principal Planner
Carson City Community Development, Planning Division
108 E. Proctor Street
Carson City, NV 89701

RE: Eagle Valley Middle School Expansion and Site Improvements – Special Use Permit and
Parking Variance
APN 010-035-27, Carson City, Nevada

Dear Jennifer:

On behalf of the Carson City School District, I would like to submit the enclosed Special Use Permit
and Parking Variance applications for the proposed expansion of Eagle Valley Middle School in Carson
City, Nevada. Per discussions with Carson City Planning, I understand that a Special Use Permit is
required to address the proposed expansion and site improvements, and a Parking Variance is
required to address the number of parking spaces provided versus what is required by code. I have
provided a description of the project below, as well as a brief site history, as requested. The required
proposal questionnaires for both the Special Use Permit and Variance are enclosed with this submittal
and may be found under separate section (see Sections 7 & 8).

Please note that it is the intention of the Applicant to hold a Neighborhood Outreach meeting to obtain
comments and address concerns about the proposed expansion prior to the Planning Commission
meeting.

PROJECT DESCRIPTION

Building Expansion:

 We are proposing that the building be expanded by 22,337 sf on the north side (see site plan
and floor plans enclosed). This expansion will include a new gymnasium with associated locker
rooms, new administrative offices, a new "Main Street" that leads into the main building and a
new secure entrance adjacent to the admin offices. The new gym will be provided in addition to
the existing gym and the locker rooms will be relocated from the existing gym to the new gym.
Showers will not be included in the new locker rooms, as it has been determined their use is
minimal. The new gym will be large enough to allow for two (2) basketball courts side by side
during practice, gym classes, etc., and one full-size basketball court with bleachers for public
games.

 The administrative offices will move from their current location to the front of the new
expansion. The current offices will be modified to accommodate a staff lounge or additional
classrooms.

Civil Engineering

Surveying

Water Resources Management

Water & Wastewater Engineering

Supply Chain Logistics

Construction Management

Environmental Sciences

Landscape Architecture

Land Planning



 The entrance and Main Street will be created to provide for a single, secure entrance into
the school for visitors, allowing administration to check them in before they continue to their
final destination.

 A covered sidewalk will be provided along the north side of the school as is shown on the
enclosed site plan.

 There has been discussion about either moving the existing restrooms from the main section of
the school or to build new restrooms near the new gym in the "equipment storage" area shown
on the floor plan. Either scenario would provide restroom access for the general public during
public games when the remainder of the school isn't accessible. Final determination for the
restrooms has not been made yet.

 Modifications to the existing gym/locker rooms are included and will consist of converting the old
locker rooms into Technology and Robotics Centers, which are currently in the cafeteria (see T
& R on the site plan).

 Minor modifications to the cafeteria, kitchen, band and science rooms will also be included as a
part of the improvements.

Site Improvements/Modifications:

 To accommodate the proposed expansion, the existing outside basketball courts will be moved
from their current location on the north side of the building to the northwest corner of the
building as shown on the site plan. This area will also include a new "gathering" area for
students before school and during breaks, and a possible ampitheater would be located in the
existing turnaround.

 The existing east vehicle entrance to the school is currently utilized for bus drop off and
deliveries. However, the bus drop off area will be relocated to the existing west vehicle
entrance with the proposed site modifications. Deliveries will continue at the east vehicle
entrance, and staff parking will be added at the south end of the entrance.

 The existing west vehicle entrance to the school will be modified to perpetuate some existing
parking and will include a new vehicle turnaround, as well as a sidewalk along the eastern side
to accommodate pedestrian traffic from the existing crosswalk at 5th Street and Regent Court
to the new proposed gathering area. Some existing parking will be displaced with the proposed
site plan revisions, however, displaced parking is accounted for at the east vehicle entrance
and the new vehicle entrance outlined below.

 A new vehicle entrance is proposed to be added from 5th Street between the existing east and
west entrances. This entrance will be exclusively for student drop-off/pick up and visitor
parking and is intended to eliminate the current conflict between staff parking and student drop-
off/pick-up. This vehicle entrance will provide one-way circulation that will allow students to be
dropped off or picked up and then allow vehicles to continue out onto 5th Street. Visitor parking
displaced with modifications to the west vehicle entrance will be provided near the school
entrance as shown on the site plan.

Drainage:

The proposed site modifications will result in an increase in impervious area, therefore
detention/retention will be required. Please refer to the enclosed Drainage Letter under Section 10 for
additional information.

Water & Sewer:

Significant increases in water and sewer usage, if any, are not anticipated with the proposed expansion.
Water and sewer modifications include the relocation of existing locker rooms and restrooms, as well as
the elimination of locker room showers. Minor modifications in the kitchen and cafeteria are proposed,
however, should not result in an increase in usage. Engineering has recognized the minimal change in
water and sewer uses based on preliminary floor plans, therefore, project impact reports for water and
sewer have not been included.



Traffic:

An increase in traffic is not expected with the proposed expansion, as the number of students and
faculty will not increase. Traffic movements will be modified to reduce the current conflict that exists
between buses, staff parking and student drop off/pick up. The addition of a third vehicle entrance
between the east and west vehicle entrances will help eliminate the current conflict created by student
drop off/pick up. This third vehicle entrance will be solely for student pick-up/drop off and visitor parking
and will have a one-way traffic movement entering and exiting. The enclosed site plan shows
integration of this third vehicle entrance with the intersection of 5th Street and Brittany Court. The east
vehicle entrance will now be for staff parking and deliveries only. The west vehicle entrance will now be
for staff parking and bus-drop off only.

Parking:

There are 95 existing parking spaces at Eagle Valley Middle School today. To meet code requirements
for current conditions, 146 parking spaces would be required. The proposed expansion will increase
the parking by 20 spaces to 115 spaces. To meet code requirements for the proposed expansion, 218
parking spaces would be required.

Existing Conditions

95 Spaces Provided
146 Spaces Required

Proposed Conditions:

115 Spaces Provided
218 Spaces Required

Because a parking discrepancy already exists, additional parking is proposed, and neither student nor
teacher population is expected to increase as a result of the proposed expansion, the continuation of a
reduced number of parking spaces should not have a negative impact on the school. A variance
application for parking has been included as a part of this application to address the reduced parking
conditions.

Landscaping:

A conceptual landscape plan has been provided as a part of this updated submittal and shows
landscaping for the areas affected by the proposed expansion and site improvements.

SITE HISTORY

Eagle Valley Middle School was built in the mid 1980’s. The property was received from the BLM via the
“Public Purpose and Recreation Act” and can only be used for public educational purposes; therefore
the District cannot sell or use the property for any other use.

The school occupies approximately 50% of the 39.22-acre property. With the exception of a natural turf,
athletic field surrounded by a “decomposed granite” running track, the remaining property is
undeveloped, naturally vegetated “sagebrush”.

Recently, a 300 Kw, photovoltaic electric solar array project was approved and construction has begun.
This project will occupy approximately two acres of the site.



The school was designed for 500-600 students. During the mid 1990’s to 2005/2006 the student
population at Eagle Valley Middle School grew to 900+ students. Portable classroom buildings were
brought onto the site to accommodate this growth. This growth, plus a changing curriculum, greatly
impacted the building and its infrastructure.

During the 2006-2010 period the attendance boundaries for the District’s middle school were adjusted,
sending 100+ students to Carson Middle School. Carson Middle School was remodeled and expanded
to accommodate this change. Also during this period, the neighborhoods surrounding Eagle Valley
Middle School grew and today, this area of Carson City has significant traffic and pedestrian congestion.

In 2009-2010 the Carson City School District Board of Trustees directed the Superintendent to
commission a review of the District’s Facilities Master Plan. This effort resulted in the District placing a
bond question before the voters at the general election in 2010. Among the projects outlined were
improvements to Eagle Valley Middle School. These improvements included rehabilitation and
renovation of the facilities infrastructure, upgrading its core space to accommodate the changed
curriculum and reduce maintenance and operational costs of the building. Equally important was a
commitment to resolve the traffic and pedestrian issues of the school and surrounding neighborhoods.
These projects are included in this Special Use Permit application.

If you have questions or require additional information, please don’t hesitate to contact me at (775) 332-
4716 or sdorr@manhard.com. Thank you for your continued assistance.

Sincerely,

Susan Dorr
Planning & Entitlement Manager
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Special Use Permit Proposal Questionnaire (including Master Plan Policy Checklist)

Question 1: How will the proposed development further and be in keeping with, and not contrary
to, the goals of the Master Plan Elements?

The proposed Eagle Valley Middle School expansion and site improvements are keeping with, and not
contrary to the Master Plan Elements as related to the following applicable goals:

Chapter 3: A Balanced Land Use Pattern
Goal 5.1d: Foster Cooperation on Master Plan Issues, Coordination of Services. The City shall
coordinate with internal service departments as well as other governmental organizations, such as the
school district, that provide services to residents, to ensure that existing and new neighborhoods have
adequate services and schools.

The proposed project is keeping with the goal to cooperate on master plan issues and coordinate
services by furthering the desires of the community to fund school projects. A school bond question was
passed by the Carson City voters in the 2010 general election that included improvements for Eagle
Valley Middle School for rehabilitation and renovation. The proposed project is consistent with the
master plan by meeting the City’s goal to work with the Carson City School district and the voters of
Carson City to provide adequate school services.

Chapter 7: A Connected City
Goal 11.2c: Maintain and Enhance Roadway Connections and Networks consistent with the
Transportation Master Plan.

The Eagle Valley Middle School expansion and site improvements will enhance the school’s connection
to the adjacent roadway (5th Street) by providing an additional vehicle entrance and exit between the
existing east and west entrances. The addition of this vehicle entrance and exit will allow for the
separation of student drop off/pick-up (including visitor parking), from bus-drop off/pick-up and staff
parking, resulting in reduced conflict between the various vehicles entering and exiting Eagle Valley
Middle School.

2. Will the effect of the proposed development be detrimental to the immediate vicinity? To the
general neighborhood?

The effect of the proposed development will not be detrimental to the immediate vicinity or the general
neighborhood and will, in fact, enhance the several aspects of the area. Transportation movements in
the surrounding area will be enhanced by providing an additional vehicle entrance and exit specifically
designed for student drop-off/pick-up. The relocation of the bus drop off/pick-up from the east side of
the school to the west side will provide enhancement to the general neighborhood as it will reduce noise
conflict between the school and the adjacent residents to the east. The proposed expansion of the
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building including relocation of administrative offices will be an enhancement to security for the school
and the safety of students by providing a secure main entrance to check visitors in and out while
allowing other existing entrances additional control. The proposed site improvements to the school
including additional sidewalk area on the east side of the west vehicle entrance will enhance pedestrian
connectivity from 5th Street to the school entrance.

An increase in student and staff population is not anticipated with the proposed expansion, therefore,
impact to the surrounding neighborhood is expected to be minimal.

Question 3: Has sufficient consideration been exercised in adapting the project to existing
improvements in the vicinity?

Sufficient consideration has been exercised in adapting the expansion of Eagle Valley Middle School to
existing improvements in the vicinity. Because the proposed project includes the expansion of an
existing facility, rather than a new facility, considerations to adapt to existing improvements are
necessary for the project to be considered feasible. The site improvements are adapted to the existing
site to enhance the circulation patterns of the existing school traffic and reduce existing traffic conflicts
between vehicles entering and exiting the school. Water and sewer for the project is not expected to
change and has been adapted for existing usage. Additional impervious areas are anticipated as a part
of the project and additional detention/retention areas have been conceptually planned for to maintain
drainage flows from the project site. Additional parking has been provided as a part of the expansion,
although an increase in student and teacher population is not anticipated.

The Applicant met with Carson City staff in a Major Project Review meeting on April 5, 2011 and has
made revisions to the expansion and site improvement plans based on those comments. In addition, the
Applicant intends to hold a Neighborhood Outreach meeting to obtain comments and address concerns
from the surrounding area prior to the Planning Commission meeting.



Special Use Permit, Major Project Review & Administrative Permits Development Checklist

CARSON CITY MASTER PLAN ADOPTED 4.06.06

Master Plan Policy Checklist
Special Use Permit, Major Project Review & Administrative Permits

PURPOSE
The purpose of a development checklist is to provide a list of questions that address whether a
development proposal is in conformance with the goals and objectives of the 2006 Carson
City Master Plan that are related to non-residential and multi-family residential development.
This checklist is designed for developers, staff, and decision-makers and is intended to be
used as a guide only.

Development Name: _______________________________________________________

Reviewed By: _____________________________________________________________

Date of Review: ___________________________________________________________

DEVELOPMENT CHECKLIST
The following five themes are those themes that appear in the Carson City Master Plan and
which reflect the community�s vision at a broad policy level. Each theme looks at how a 
proposed development can help achieve the goals of the Carson City Master Plan. A check
mark indicates that the proposed development meets the applicable Master Plan policy. The
Policy Number is indicated at the end of each policy statement summary. Refer to the
Comprehensive Master Plan for complete policy language.

CHAPTER 3: A BALANCED LAND USE PATTERN

The Carson City Master Plan seeks to establish a balance of land uses within the community
by providing employment opportunities, a diverse choice of housing, recreational
opportunities, and retail services.

Is or does the proposed development:

Meet the provisions of the Growth Management Ordinance (1.1d, Municipal
Code 18.12)?

Use sustainable building materials and construction techniques to promote water
and energy conservation (1.1e, f)?

Located in a priority infill development area (1.2a)?

Provide pathway connections and easements consistent with the adopted Unified
Pathways Master Plan and maintain access to adjacent public lands (1.4a)?

Protect existing site features, as appropriate, including mature trees or other
character-defining features (1.4c)?
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Special Use Permit & Major Project Review Development Checklist

At adjacent county boundaries or adjacent to public lands, coordinated with the
applicable agency with regards to compatibility, access and amenities (1.5a, b)?
At adjacent county boundaries or adjacent to public lands, coordinated with the
applicable agency with regards to compatibility, access and amenities (1.5a, b)?

In identified Mixed-Use areas, promote mixed-use development patterns as
appropriate for the surrounding context consistent with the land use descriptions of
the applicable Mixed-Use designation, and meet the intent of the Mixed-Use
Evaluation Criteria (2.1b, 2.2b, 2.3b, Land Use Districts, Appendix C)?

In identified Mixed-Use areas, promote mixed-use development patterns as
appropriate for the surrounding context consistent with the land use descriptions of
the applicable Mixed-Use designation, and meet the intent of the Mixed-Use
Evaluation Criteria (2.1b, 2.2b, 2.3b, Land Use Districts, Appendix C)?

Meet adopted standards (e.g. setbacks) for transitions between non-residential and
residential zoning districts (2.1d)?
Meet adopted standards (e.g. setbacks) for transitions between non-residential and
residential zoning districts (2.1d)?

Protect environmentally sensitive areas through proper setbacks, dedication, or
other mechanisms (3.1b)?
Protect environmentally sensitive areas through proper setbacks, dedication, or
other mechanisms (3.1b)?

Sited outside the primary floodplain and away from geologic hazard areas or
follows the required setbacks or other mitigation measures (3.3d, e)?
Sited outside the primary floodplain and away from geologic hazard areas or
follows the required setbacks or other mitigation measures (3.3d, e)?

Provide for levels of services (i.e. water, sewer, road improvements, sidewalks,
etc.) consistent with the Land Use designation and adequate for the proposed
development (Land Use table descriptions)?

Provide for levels of services (i.e. water, sewer, road improvements, sidewalks,
etc.) consistent with the Land Use designation and adequate for the proposed
development (Land Use table descriptions)?

If located within an identified Specific Plan Area (SPA), meet the applicable
policies of that SPA (Land Use Map, Chapter 8)?
If located within an identified Specific Plan Area (SPA), meet the applicable
policies of that SPA (Land Use Map, Chapter 8)?

CHAPTER 4: EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES

The Carson City Master Plan seeks to continue providing a diverse range of park and
recreational opportunities to include facilities and programming for all ages and varying
interests to serve both existing and future neighborhoods.

Is or does the proposed development:

Provide park facilities commensurate with the demand created and consistent with
the City�s adopted standards (4.1b)? 

Consistent with the Open Space Master Plan and Carson River Master Plan
(4.3a)?

CHAPTER 5: ECONOMIC VITALITY

The Carson City Master Plan seeks to maintain its strong diversified economic base by
promoting principles which focus on retaining and enhancing the strong employment base,
include a broader range of retail services in targeted areas, and include the roles of
technology, tourism, recreational amenities, and other economic strengths vital to a successful
community.

Is or does the proposed development:

Encourage a citywide housing mix consistent with the labor force and non-labor
force populations (5.1j)

Encourage the development of regional retail centers (5.2a)

Encourage reuse or redevelopment of underused retail spaces (5.2b)?

Support heritage tourism activities, particularly those associated with historic
resources, cultural institutions and the State Capitol (5.4a)?

Promote revitalization of the Downtown core (5.6a)?

ADOPTED 4.06.06 CARSON CITY MASTER PLAN
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Special Use Permit, Major Project Review & Administrative Permits Development Checklist

CARSON CITY MASTER PLAN

Incorporate additional housing in and around Downtown, including lofts,
condominiums, duplexes, live-work units (5.6c)?

CHAPTER 6: LIVABLE NEIGHBORHOODS AND ACTIVITY CENTERS

The Carson City Master Plan seeks to promote safe, attractive and diverse neighborhoods,
compact mixed-use activity centers, and a vibrant, pedestrian-friendly Downtown.

Is or does the proposed development:

Use durable, long-lasting building materials (6.1a)?

Promote variety and visual interest through the incorporation of varied building
styles and colors, garage orientation and other features (6.1b)?

Provide variety and visual interest through the incorporation of well-articulated
building facades, clearly identified entrances and pedestrian connections,
landscaping and other features consistent with the Development Standards (6.1c)?

Provide appropriate height, density and setback transitions and connectivity to
surrounding development to ensure compatibility with surrounding development
for infill projects or adjacent to existing rural neighborhoods (6.2a, 9.3b 9.4a)?

If located in an identified Mixed-Use Activity Center area, contain the appropriate
mix, size and density of land uses consistent with the Mixed-Use district policies
(7.1a, b)?

If located Downtown:

o Integrate an appropriate mix and density of uses (8.1a, e)?

o Include buildings at the appropriate scale for the applicable Downtown
Character Area (8.1b)?

o Incorporate appropriate public spaces, plazas and other amenities (8.1d)?

Incorporate a mix of housing models and densities appropriate for the project
location and size (9.1a)?

CHAPTER 7: A CONNECTED CITY

The Carson City Master Plan seeks 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.

Is or does the proposed development:

Promote transit-supportive development patterns (e.g. mixed-use, pedestrian-
oriented, higher density) along major travel corridors to facilitate future transit
(11.2b)?

Maintain and enhance roadway connections and networks consistent with the
Transportation Master Plan (11.2c)?

Provide appropriate pathways through the development and to surrounding lands,
including parks and public lands, consistent with the Unified Pathways Master Plan
(12.1a, c)?

ADOPTED 4.06.06
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Variance Proposal Questionnaire

Question 1: Describe the special circumstances or conditions applying to the property under
consideration which exist making compliance with the provisions of this title difficult and a
cause of hardship to, and abridgment of a property right of the owner of the property; and
describe how such circumstances or conditions do not apply generally to other properties in the
same land use district and explain how they are not self-imposed.

This request for a variance with relation to required parking is related to the Eagle Valley Middle School,
where parking is already well below code requirements at 95 spaces versus 146 spaces required. As a
part of the expansion, the Applicant proposes to add 20 spaces for a total of 115 spaces, however, the
code requirement with expansion would be 218 spaces. Because the expansion of the school is not
anticipated to generate additional student or teacher population, minimal (if any) additional traffic to the
school is expected, and special circumstances exist making the requirement to bring parking counts to
code minimums unnecessary for the use. Requiring the school to provide 218 spaces as required by
code would place a hardship on the school by forcing them to use valuable land area for unnecessary
parking that could instead be used for student services and/or amenities now or in the future.

Question 2: Explain how granting of the variance is necessary to do justice to the applicant or
owner of the property without extending and special privilege to them.

Granting of the requested parking variance is necessary to do justice to Eagle Valley Middle School and
would not be extending special privilege to them because current conditions already allow for reduced
parking at the site and have proven to be adequate for the school use. Carson Middle School was faced
with a comparable situation with parking requirements during their recent expansion and were granted a
variance from parking on similar grounds due to the determination that parking at the levels required by
code are not necessary for the middle school use.

Question 3: Explain how the granting of the variance will not result in material damage or
prejudice to the other properties in the vicinity nor be detrimental to the public health, safety and
general welfare.

The granting of the variance request to allow for a reduced number of total parking spaces at Eagle
Valley Middle School from the code requirement of 218 to 115 will not be detrimental to surrounding
properties because the number of total parking spaces with the proposed development is actually
increasing from the existing number of 95, although an increase in student and teacher population at the
school is not anticipated.
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