
STAFF REPORT FOR PLANNING COMMISSION MEETING APRIL 25, 2012 
 
 
FILE NO:  SUP-12-019                                                        AGENDA ITEM: H-2 
 
STAFF AUTHOR:   Jennifer Pruitt, Principal Planner 
 
REQUEST:  Approval of a Special Use Permit to allow an increase in permitted signage 
for an Office Use for Silver State Charter School. 
 
APPLICANT / OWNER: Palmer Engineering Group, LTD/Silver State Charter School 
 
LOCATION:   788 Fairview Drive Campus   
 
APN:   009-551-03, 009-551-09 and 009-551-31     
 
RECOMMENDED MOTION: “I move to approve SUP-12-019, a Special Use Permit 
application from  Palmer Engineering Group, LTD., to allow an increase in the 
permitted sign area for an Office Use, on property zoned General Commercial 
(GC), located at 788 Fairview  Drive, Assessor’s Parcel Numbers 009-551-03, 009-
551-08 and 009-551-31, based on seven findings and subject to the recommended 
conditions of approval contained in the staff report.” 
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RECOMMENDED CONDITIONS OF APPROVAL: 
 
The following shall be completed prior to commencement of the use: 
  
1. The applicant must sign and return the Notice of Decision for conditions for 

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

 
2. All development shall be substantially in accordance with the development plans 

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

 
3. All on- and off-site improvements shall conform to City standards and requirements.  

 
4. The applicant shall obtain a building permit from the Carson City Building and 

Safety Department for any proposed construction. Contact the Building Department 
for approximate fees, design criteria, number of plans to submit and general 
assistance in the City’s Building Permit process.   

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

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

 
The following shall be submitted with a building permit application: 

 
6. The applicant shall submit a copy of the Notice of Decision and conditions of 

approval, signed by the applicant and owner, with any building permit application. 
 
7. Provide a minimum of five inch high address numerals on the freestanding sign a 

minimum of one foot above ground level, either on both sides of the sign or on the 
end facing the roadway.  

 
Conditions required to be incorporated into the proposed development plan: 

 
8. The sign shall not be placed within any utility, access or drainage easement, and 

the sign shall maintain proper separation from above and below ground utilities. 
 
9. The sign shall not block drainage, and the sign shall not block any clear vision 

triangles that would interfere with vehicular or pedestrian traffic. 
 
10. Any message change sequence shall be accomplished immediately or by means of 

fade or dissolve modes with each frame displayed for a minimum period of four 
seconds, and shall have no continuous, traveling or scrolling displays or movement, 
nor shall it have the appearance or illusion of movement of any part of the sign 
structure, design, pictorial segment of the sign, including the movement of any 
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illumination or flashing, scintillating or varying of light intensity. 
 
11. If the electronic message display has automatic photocell dimming capabilities 

based on ambient outside light, it shall be is set at 75 percent of full capacity for 
daytime (full sun) and 40 percent for nighttime, or equivalent for other lighting 
technologies. The applicant will be notified by the Planning Division if the brightness 
must be reduced,  and the applicant must comply within 10 days with a reduction in 
the night-time light emission to a level which is deemed acceptable to the Planning 
Division.  If not reduced to an acceptable level, the permit shall be returned to the 
Planning Commission for additional review and possible reconsideration or 
revocation of the special use permit.  

 
12. The applicant shall provide written certification from the sign contractor that the 

sign's light intensity has been factory pre-set not to exceed the limits specified 
above, and the intensity level is protected from end-user manipulation by password-
protected software or other method as deemed appropriate by the Director. 

 
 
LEGAL REQUIREMENTS: CCMC 18.02.050 (Review), 18.02.080 (Special Use 
Permits), and Development Standards Division 4 (Signs) 
 
MASTER PLAN DESIGNATION: Regional Commercial 
 
ZONING DISTRICT:    General Commercial    
 
KEY ISSUES:  Will the signage proposed be compatible with adjacent land uses and 
properties? 
 
SURROUNDING ZONING AND LAND USE INFORMATION  
 
NORTH: Public Regional-Governor’s Field  
SOUTH: Limited Industrial- Offices, Professional and Business Services  
EAST:  Limited Industrial- Offices, Industrial, Commercial and Residential 
WEST:  Limited Industrial- Offices, Industrial and Commercial 
 
SITE HISTORY  
 
• Silver State Charter School Campus was relocated from their previous site on 

north Carson Street to the subject site (Fairview Drive campus) and opened for 
classes on Monday, March 12, 2012. 

 
• ZMA-11-013, a request for an ordinance to change the zoning of three parcels of 

approximately 6.6-acres, APNs 009-551-03, 009-551-08, and 009-551-31, 
located at 788 and 900 Fairview Drive and 900 Mallory Way from Limited 
Industrial (LI) to General Commercial (GC). The Board of Supervisors conducted 
a public hearing on May 5, 2011. 

   
• SUP-11-014, a request from Palmer Engineering Group and Silver State High 

School to allow a charter high school in General Commercial (GC) zoning, was 
approved by the Planning Commission on March 30, 2011. 
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ENVIRONMENTAL INFORMATION  
 
1. FLOOD ZONE:  Zones AH – (100-year flood plain, 1-3 foot depth-average)  
2. SLOPE/DRAINAGE:  Portions of the subject sites are currently developed.  
3. EARTHQUAKE: There are no faults within 500 feet of the subject site. 
 
SITE DEVELOPMENT INFORMATION 
 
1. BUILDING SIZE:  
  High School  Existing building 24,742 square feet APN 009-551-31 
     Future 2nd Floor 10,218 square feet 
 
  Storage building  Existing   5,000 square feet APN 009-551-31 
      
  Performing Arts Existing   31,960 square feet APN 09-551-03 
 
  Future School Expansion   24,000 square feet APN 009-551-08 
  
  Total      95,920 square feet     

   
2. PARKING:       207 spaces 
  
3. PROPOSED CAMPUS:        6.66 acres 
 
 EXISTING PARCEL SIZES: 009-551-31 2.34 acres 
        009-551-08 1.32 acres 
         009-551-03 3.00 acres 
DISCUSSION:  
 
The Silver State Charter School Campus was recently relocated to 788 Fairview Drive 
from their north Carson Street location as a result of a previously approved Special Use 
Permit and a Zoning Map Amendment which were both before the Planning Commission 
in March of 2011.  
 
As part of the previously approved Special Use Permit, the signage of the subject site 
was discussed  and evaluated by the Planning Division. At that time the applicant noted 
they would install minimal wall signage on the Silver State Charter School in addition to 
the use of an existing monument sign on site. From the information previously provided 
the Planning Division determined that the appropriate signage criteria for the project was  
Office Building Uses (DS 4.7.3). This standard has been applied to other schools in 

arson City. C 
 
The primary purpose of the subject Special Use Permit is to allow the Silver State 
Charter School campus signage in excess of the Office Building signage criteria 
pursuant to Carson City Municipal Code (CCMC) Development Standards 4.7.3.  
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A Special Use Permit is required by CCMC Development Standards 4.6.5, which states 
that: 
 

4.6.5 Variation from the Following Regulation and Standards.  Variations to 
the regulations and standards of Division 4.7 (Regulations and 
Standards by Use) may only be permitted by special use permit, 
approval of which shall be pursuant to Title 18, Section 18.02 (Special 
Use Permits). 

 
Silver State Charter School has determined that the signage for the campus will be more 
functional and better served by Commercial Use standards pursuant to the CCMC 
Development Standards 4.7.5 instead of the Office Use standards identified in the 
previously approved Special Use Permit SUP-11-014. 
 
The primary school building was built in 1982 as a government office building totaling 
25,000 square feet. There is also an existing 5,000 square foot Storage/Warehouse 
structure on site. The school campus of 6.66 acres also includes a Performance Arts 
building of 30,000 square feet on Mallory Way, built in 1979. An energy retrofit was 
completed in 2008. 
 
The overall signage proposed excluding the existing cabinet sign (56 sf on Building C) is 
approximately 603 square feet. Commercial Use criteria signage allowed for the site 
would be approximately 917 square feet. See the signage overview table on page 13 of 
this staff report.  
 
1. Building A: Internally illuminated pan channel lettering totaling 275 square feet: 

 
• 52.5 square feet on the southern facade,  
• 150 square feet on the eastern façade, 
• 72 square feet on the western façade. 
 

2. Freestanding monument sign of 15 feet in overall height and 50 square feet of 
signage including an electronic message unit of 24 square feet. See photo 
simulation on page 14 of this staff report. 

 
3. Building B: No signage proposed. 

 
4. Building C: 328 square feet of  aluminum cut out signage: 

 
• 178.5 square feet of white aluminum cut out  on the southern façade 
• 71.25 square feet of white aluminum cut out on the western façade,  
• Existing cabinet sign of 56 square feet on the western façade, 
• 22.5 square feet of white aluminum cut out on the northern façade. 
 

 
The Planning Division staff has evaluated the existing signage along the Fairview Drive 
corridor and found the proposed signage to be in keeping with the existing signage in the 
area. Staff has also included specific conditions regarding the proposed freestanding 
reader board signage to assist in mitigation measures.  These conditions are based on 
the electronic message sign criteria pursuant to CCMC Development Standards 4.9 
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Freeway-Oriented Sign Standards. It should be noted that such criteria is not required 
for signs generally. However, since the applicant is requesting more sign area than what 
is permitted, the Planning Commission may consider implementing similar conditions to 
mitigate potential impacts along this primary commercial corridor.  
 
Carson City has allowed the installation of electronic message units in the past for 
school uses, the first site approval was for Carson High School, red LED electronic 
message unit and the second site approval was in 2008 for Capital Christian Center on 
Snyder Avenue for a 13 feet in overall height and 121.25 square feet in size sign with a 
52 square foot, red LED electronic message unit. 
 
It also should be noted, if this Special Use Permit is approved, the approval will not 
preclude the applicant from obtaining signage in compliance with Office standards for 
Building B and or future Building D at a later date, upon approval from the Planning 
Division. 
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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-12-019. 
 
PUBLIC COMMENTS:  Public notices were mailed on April 13, 2012. Notices were sent 
to 30 adjacent property owners within 625 feet of the subject site pursuant to the 
provisions of NRS and CCMC. As of April 18, 2012, no comments have been received in 
favor or opposition of the Special Use Permit. Any comments that are received after this 
report is complete will be submitted prior to or at the Planning Commission meeting, 
depending on their submittal date to the Planning Division.   
 
OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: The following 
comments were received from various city departments. Recommendations have been 
incorporated into the recommended conditions of approval, where applicable. 
 
Building Division comments: 
 

• No comments 
 

Engineering Division comments:  
 

• The Engineering Division has no preference or objection to the Special Use 
Permit.  

 
Fire Department comments: 
 

• The Fire Department has no concerns with the applications.  
 
Health Department comments:  
 

• Carson City Health and Human Services has no comments based on information 
provided in our packet 

 
Environmental Health comment: 
 
1. An asbestos assessment is required if any of the following conditions exist. 

Removal or disturbance of greater than 160 sq. surface feet of material, 260 
linear feet of material (pipe wrap, etc., or 35 cubic feet of material is disturbed. 

 
2. If an asbestos assessment is required  a Carson City Acknowledgment of 

Asbestos Assessment Form also needs to be submitted 
 
3. The owner or operator of a regulated facility must provide a written notice to the 

EPA at least 10 working days in advance of any demolition project. The EPA 
must be notified in writing at least 10 working days in advance of 
renovation/remodel/addition activities that would break up, dislodge, or similarly 
disturb ACM in an amount equal to or greater than 160 square feet (vertical and 
horizontal), 260 linear feet (pipe wrap, etc.), or 35 cubic feet (1 cubic meter). The 
EPA must be notified in writing of any schedule changes, and, in general, work 
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may not begin until the EPA has had 10 days’ notice. In addition, if, in a calendar 
year, a series of renovation/remodel/addition jobs on a given facility will add to 
more than the notification amount, then the EPA must receive an annual 
notification for the expected work. A certified asbestos consultant can provide the 
appropriate EPA notification form, an EPA 10 Day Notification form may also be 
obtained through the Carson City Building Dept. 

 
NOTE: Example: The surface area of both sides of a wall must be considered 
when calculating potential square footage that may be disturbed; one wall 
measuring 8' x 10' x 2 (both sides) = 160 sq. ft. 

 
DISPOSAL:   Prior to disposal of any amount of ACM, friable or non-friable, at 
the Carson City Sanitary Landfill, the owner, operator or authorized 
representative shall obtain an Industrial Waste Manifest from the Public Work 
Environmental Control Authority. Each shipment requires a manifest. Disposal of 
ACM without a manifest is a violation of Carson City Municipal Code (CCMC) 
Chapter 12.12. 

 
All ACM must be managed and transported in accordance with OSHA and EPA 
regulations. 

 
4. If facility will be using the kitchen the grease interceptor will need to be permitted 

and maintained. 
 

 
FINDINGS:   Staff recommends approval of the Special Use Permit based the findings 
below, pursuant to CCMC 18.02.080 (Special Use Permits), subject to the 
recommended conditions of approval, and further substantiated by the applicant’s written 
justification. 
 
As herein described, the proposed project is consistent with the following applicable 
goals and policies (in italics) of the Master Plan in accordance with the seven findings (in 
bold) required for approval of a Special Use Permit: 
 
1. The use will be consistent with the objectives of the Master Plan elements.   
 
Chapter 3: A Balanced Land Use Pattern 
 
Establishing a balance of land uses within the community promotes vitality and long-term 
economic stability. A balanced community is able to provide employment opportunities 
for its residents as well as a diverse choice of housing, recreational opportunities, and 
retail services. Carson City strives to maintain its strong employment base and extensive 
network of public lands while increasing housing options and the availability of retail 
services to serve residents of the City and surrounding growth areas. 

Goal 1.2—Promote Infill and Redevelopment in Targeted Areas 
 
1.2a—Priority Infill and Redevelopment Areas 
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Two levels of priority have been identified for areas identified for potential infill and 
redevelopment on the Land Use Map.  Areas targeted for infill and redevelopment can 
be distinguished by their mixed-use land use categories and include downtown, mixed-
use activity centers, and major gateway corridors, among others.  Levels of priority are 
intended to help guide the future allocation of staffing and other resources and are 
generally defined as follows:  

 
 High Priority Areas—Implementation Strategies should be occurring concurrent with 

the adoption of the Master Plan or soon after.  The City will take an active role 
encouraging infill and redevelopment activity in these locations in the short to mid-
term (6 month to 3-year timeframe) by conducting targeted infrastructure 
improvements, streamlining zoning tools, pursuing public/private partnerships, or 
offering incentives.   Downtown is considered a High Priority Area.  

 
 Moderate Priority Areas—Some Implementation Strategies may begin soon after 

adoption (e.g., mixed-use zone districts could be established—perhaps as an 
optional overlay that provides additional flexibility and incentive for property owners, 
or a streamlined development process could be offered for projects in these 
locations). Focus in these areas is important and infill and redevelopment will be 
encouraged, however, they are viewed as secondary to Downtown in terms of 
citywide priorities and investments.  Areas designated for mixed-use development 
along the City’s major gateway corridors are considered Moderate Priority Areas.   

 
The Silver State Charter School is located within an area identified on the Land Use Map 
as Mixed Use Commercial (MUC). In the MUC land Use Category the Primary Uses are 
identified as commercial retail and offices uses. The Secondary Uses are identified as 
an area where higher density residential is encouraged, including live-work units.  Open 
space, parks, trails, schools, places of worship, and other public uses, and senior 
housing facilities are also appropriate. 
 
This area along Fairview Drive has been in transition over the past few years, with 
impressive improvements within and adjacent to the right-of-way including but not limited 
to landscaping, lighting, widening of Fairview Drive as well as the opening of the 
Fairview Drive freeway on and off-ramps.  
 
As the applicant notes, the portion currently occupied by the school is currently built out. 
The Silver State Charter School campus is located in an area in which infill has slowly 
transitioned over the past 12 years.   
 
Chapter 5: Economic Vitality  
 
Carson City derives its overall health and economic success from its ability to maintain a 
strong and diverse base of jobs, to provide a supply of varied housing choices for its 
employees, to provide a range of services and recreational opportunities for residents 
and visitors, and to generate tourism through the promotion of its unique characteristics 
and historic amenities. Furthermore, the City recognizes the revitalization of the 
Downtown as an important component of the community’s long-term health and vitality. 
The Master Plan promotes the continued enhancement of the Downtown and 
surrounding residential neighborhoods as the focus of the community. 
 



Staff Report 
SUP-12-019 SSCS 

April 25, 2012 
Page 10 of 14 

Goal 5.2—Promote Expansion of Retail Service Base 
 
5.2b—Encourage Reuse/Redevelopment of Underused Retail Spaces 
 

 Encourage the redevelopment and reuse of underutilized retail spaces along 
major gateway corridors (such as the vacant K-Mart building on North Carson 
Street, the Eagle Station and Southgate Shopping Centers on South Carson 
Street, and the Downtown central business district) with tenants that will 
serve the broader community.   Use available tools, such as adding additional 
redevelopment districts, to attract retail tenants to underutilized spaces, and 
continue to explore the use of incentive programs, such as capital projects 
subsidies (e.g., access improvements and façade upgrades) and land 
subsidies to mitigate rising and prohibitive land costs.   

 
The Fairview corridor is an area identified as an area dominated previously by industrial 
uses which has slowly transitioned to a more mixed-use development pattern. Reuse 
and infill along this corridor is very noticeable since the adoption of the 2006 Master 
Plan. 
 
The signage character of the Fairview Corridor has been in transition as well. The 
applicant notes that the proposed commercial signage is important for the enhanced 
visibility to the general public to boost Silver State Charter School enrollment and inform 
the public of the school’s availability and activities.  
  
2. The proposed use will not be detrimental to the use, peaceful enjoyment, 

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

 
With the recommended conditions of approval, the message change sequence is 
accomplished immediately or by means of fade or dissolve modes with each frame 
displayed for a minimum period of four seconds, and shall have no continuous, traveling 
or scrolling displays or movement, nor shall it have the appearance or illusion of 
movement of any part of the sign structure, design, pictorial segment of the sign, 
including the movement of any illumination or the flashing, scintillating or varying of light 
intensity. 
 
The electronic message display has automatic photocell dimming capabilities based on 
ambient outside light and is set at 75 percent of full capacity for daytime (full sun) and 40 
percent for nighttime, or equivalent for other lighting technologies. The applicant will be 
notified by the Planning Division if the brightness must be reduced and the applicant 
must comply within 10 days with a reduction in the night-time light emission to a level 
which is deemed acceptable to the Planning Division.  If not reduced to an acceptable 
level, the permit shall be returned to the Planning Commission for additional review and 
possible reconsideration or revocation of the special use permit. 
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3. The project will have little or no detrimental effect on vehicular or 
pedestrian traffic. 

   
The traffic along Fairview Drive has increased of the past years due to the progress of 
the Carson Freeway and the on and off-ramps on Fairview Drive. It is anticipated that 
the traffic levels will decrease once the freeway is completed from Fairview Drive to US 
50 to the south.  
 
The purpose of the signage is to facilitate the identification of the building from  Fairview 
Drive and not be detrimental to pedestrian or vehicular traffic.  By facilitating the 
identification of the campus, the public can locate where the buildings are situated more 
readily, avoiding confusion in trying to find the site. 
 
The conditions of approval noted in finding #2 further minimize potential detrimental 
effects on vehicular or pedestrian traffic.  
 
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.   

 
There is no anticipated burden on the existing public services and facilities, including 
schools, police and fire protection, water, sanitary sewer, public roads, storm drainage 
and other public improvements as a result of the proposed signage installation.  
 
All public facilities and services necessary to support this use are in place; the signage 
will simply add to the ability of people to identify the Silver State Charter School campus, 
specifically from Fairview Drive. There are no anticipated impacts to existing public 
facilities. 
 
5. The project meets the definition and specific standards set forth elsewhere 

in this Title 18 for such particular use and meets the purpose statement of 
that district.  

 
The purpose of the GC District is to preserve a commercial district limited primarily to 
retail and wholesale sales of new and used material, repair and service facilities, and 
offices.   
 
6. The project will not be detrimental to the public health, safety, convenience 

and welfare.  
 
The proposed signs if approved will require building permits, related reviews and 
inspections and will therefore not be detrimental to the public health, safety, convenience 
and welfare. In addition to compliance with the proposed conditions of approval within 
this Special Use Permit. 
 
7. The project will not result in material damage or prejudice to other property 

in the vicinity.   
 
The applicant provides written certification from the sign contractor that the sign's light 
intensity has been factory pre-set not to exceed the limits specified in the conditions of 
approval, and the intensity level is protected from end-user manipulation by password-
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protected software or other method as deemed appropriate by the Director. 
 
The conditions of approval noted in finding #2 further minimize potential damage to 
properties in the vicinity.  
 
Respectfully submitted, 
 
PUBLIC WORKS, PLANNING DIVISION 
 
Jennifer Pruitt 
__________________________________ 
Jennifer Pruitt, AICP, LEED AP  
Principal Planner 
 
Attachments: 
 Application (SUP-12-019) 
 Building Division comments 
 Engineering Division comments 
 Fire Department  
 Health Department 
 Environmental Health 
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Signage Overview 
 

Uses  Code  Freestanding 
Sign Height 
Maximum 

Freestanding 
Sign 
Maximum SF 

Wall Signage Illumination Extras 

Office 
Building 
Uses 

 
DS 
4.7.3 

6 feet in RO 
and GO zoning 
districts 
 
20 feet in any 
other non-
residential 
zoning district. 

 
32 SF 

one SF for each 
lineal foot of 
building frontage 
not to exceed a 
maximum of 15  SF 
per street frontage. 

Illumination from or 
upon any signs in 
the Residential 
Office or General 
Office zoning 
districts shall be of 
such a light 
intensity or 
brightness that  it 
does not distribute 
light on adjacent 
areas. 

One wall 
directory 
sign, not to 
exceed a 
maximum 
of one 
square foot 
of sign 
area for 
each 
occupant 
of an office 
building. 
 
One 
address 
sign not 
exceeding 
four square 
feet in 
area. 

Other 
Commercial 
Uses 

 
DS 
4.7.5 

 
20 feet 

A maximum of 
50% of the total 
allowable sign 
area may be 
located on the 
freestanding 
sign pursuant to 
Section 4.6.3. 
 

3 x lineal foot of the 
frontage of building 
for the first 100 feet 
of frontage.  Sign 
area shall be 
calculated on a 
ratio of one square 
foot for every one 
foot of the frontage 
of the building/suite 
for the portion of 
the frontage 
exceeding the first 
100 feet up to a 
maximum sign area 
of 600 feet. 

Illumination from or 
upon any sign shall 
be shaded, 
shielded, directed 
or reduced so as to 
avoid undue 
brightness, glare or 
reflection of lights 

Regardless 
of the 
amount of 
the 
frontage of 
the 
building or 
suite, each 
business is 
entitled to 
a minimum 
of 80 
square feet 
of signs. 

Proposed  15 feet 50 SF Building A- 275 SF 
 
Building B- 0 SF 
 
Building C- 328 SF 
 
Total- 603 SF 

Pan Channel 
letters illum 
w/LEDs 
 
Non illum White 
alum cut outs 

 

Allowed 
(Commercial) 

 20 feet 232.5 SF Building A- 465 SF 
Building B- 120 SF 
Building C- 332 SF 
 
Total- 917 SF 

  

Allowed 
(Office) 

 20 feet 32 SF Building A- 15 SF 
per Street frontage 
Building B- 15 SF 
Building C- 15 SF 
 
Total- 60 SF 
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