
STAFF REPORT FOR PLANNING COMMISSION MEETING OF SEPTEMBER 26, 2012 
 

FILE NO: VAR-12-044       AGENDA ITEM:  G-1 
 
STAFF AUTHOR: Jennifer Pruitt, Principal Planner 
 
REQUEST:   Request to reduce the required side setback from 20 to five feet and the rear 
setback from 30 to 15 feet to allow construction of a 3,000 square foot building addition. The 
property is located in the Air Industrial Park zoning district. 
 
APPLICANT/OWNER: Jeff Frame, Frame Architecture, Inc./Physical Systems, Inc. 
 
LOCATION/APN: 2151 Lockheed Way/005-061-07 
 
RECOMMENDED MOTION:  “I move to approve VAR-12-044, a variance request to 
allow a reduction of the required side setback from 20 to five feet and rear setback 
from 30 to 15 feet to allow construction of a 3,000 square foot addition in the Air 
Industrial Park zoning district, located at 2151 Lockheed Way,  APN 005-061-07, based 
on three findings and subject to the 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 must 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 must conform to City standards and requirements 

pursuant to Development Standards and other adopted municipal code sections.  
 

4. Project requires application for a Building Permit, issued through the Carson City 
Building Division (CCBD). 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.  

 
5. The applicant must 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 are required with the submission of a building permit:  
 

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

 
7. If the structure is located as proposed on the parcel, a portion of the exterior walls will 

require fire resistive construction and possibly limited opening due to the distance 
from the property line.  

 
8. The entire parcel is in an AE floodway and will require a flood study and design plans 

by a qualified professional engineer.   Any new construction cannot alter the path of 
the flood way. Flood protection measures will probably be required as part of the 
building plans. 

 
9. Trees and significant shrubs shall be preserved whenever possible and shall be 

considered part of the required landscape area.   
 
10. A landscape and irrigation plan shall be filed with the City and approved by the 

Director prior to the approval of a site plan or issuance of a building permit.  The plan 
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shall be prepared by a landscape architect registered in the State of Nevada, or other 
person permitted to prepare landscape plans pursuant to Chapter 623A of the Nevada 
Revised Statutes. Building expansions ≤ 40% of the existing building require the 
project to satisfy 80% of landscaping requirements for the entire site.  

 
11. Additional handicapped parking spaces on site will be required as part of the parking 

lot expansion. 
 
12. The entire parcel is in an AE floodway and will require a flood study and design plans 

by a qualified professional engineer.   Any new construction cannot alter the path of 
the floodway. 

 
13. Flood protection measures will probably be required as part of the building plans 

 
LEGAL REQUIREMENTS: CCMC 18.02.085 (Variances), 18.02.050 (Review) 18.04.155 
(Air Industrial Park)  and 18.04.195 (Non-Residential Districts Intensity and Dimensional 
Standards) 
 
MASTER PLAN DESIGNATION: Industrial (I) 
 
PRESENT ZONING: Air Industrial Park (AIP) 
 
KEY ISSUES: Will the proposed reduction in the side and rear yard setbacks to allow the 
building expansion do material damage to the adjacent neighborhood?  Has a hardship, 
pursuant to CCMC 18.02.085, been established by the applicant to the satisfaction of the 
Planning Commission? 
 
SURROUNDING ZONING/LAND USE INFORMATION   
NORTH: Public Regional (PR), Air Industrial Park (AIP)/Carson Airport, Industrial 
SOUTH: Air Industrial Park (AIP)/ Industrial  
EAST:   Air Industrial Park (AIP)/ Industrial  
WEST:   Public Regional (PR)/Carson Airport 
 
ENVIRONMENTAL INFORMATION 
1 FLOOD ZONE: AE, the site is located in a  floodway  
2 EARTHQUAKE FAULT: Moderate zone III, questionable fault beyond 500 feet. 
3 SOILS: 71 urban land.   

 
SITE DEVELOPMENT INFORMATION 
1 LOT SIZE: 1.79 acres 
2 SIZE OF PROPOSED ADDITION: 3,000 square feet, existing structure is 8993 square feet.  
3 HEIGHT OF ADDITION: Overall height approximately 27 feet.  
4 PARKING: Adding 73 parking spaces 
5 SETBACKS: Required: 30 feet front, 20 feet side, 30 feet rear 

SETBACKS: Proposed: No change front, left side 100+ feet, right side 5 feet, rear 15 feet-no 
change.  

6 VARIANCES REQUESTED: Allow a reduction in the side and rear setbacks in the area of the 
proposed addition. 
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ADDITIONAL REVIEWS 
• On August 15, 2012, the Carson City Airport Authority reviewed and unanimously 

voted to approve the request for the proposed expansion from Click Bond. See letter 
provided by Steven E. Tackes noting the support  of the proposed Variance request.  

  
DISCUSSION:   
 
A variance is a zoning procedure that grants a property owner relief from certain provisions 
of a zoning ordinance when, because of the particular physical surroundings, shape, or 
topographical conditions of the property, compliance would result in a particular hardship 
upon the owner, as distinguished from a mere inconvenience, self-imposed hardship or a 
desire to realize monetary gain and/or excessive profit.  
 
The property is oddly shaped due to adjustments made in the previous years on site. 
Physical Systems, Inc. is the parent company of Click Bond Inc. and has owned the property 
since 1980. The current building on site was built in 1981, is approximately 8,993 square 
feet and is the Click Bond headquarters. Per the applicant, this building will continue to 
serve as Click Bond’s global design center. Click Bond owns six other adjacent parcels in 
the area that make up the Click Bond campus.  
 
Over the years the subject site has been altered by a land dedication to the Carson City 
Airport, which resulted in the rear of the building being 15 feet from property line. The 
applicant also notes that the dedication allowed for improvements at the Airport that were 
necessary to facilitate the mitigation of the storm water runoff on the adjacent site. 
 
The proposed addition will include an expansion to the existing hanger testing area and also 
an enclosed trash area, which are both desired in this portion of the subject site. The 
existing hanger and trash storage areas are in the northern portion of the lot, which is 
identified as the expansion area.  Also as part of the project Click Bond will be implementing 
some exterior alterations to the structure. The architect has provided some conceptual 
elevations for the proposed work.  
 
As noted by the applicant, the subject site was developed in cooperation with the Carson 
City Airport, which is the adjacent property to the north and the west of the subject site. The 
property to the northeast and the southeast are all owned by Click Bond.  
 
The applicant has submitted a letter of support from the Carson City Airport authority.  On 
August 15, 2012, the Carson City Airport Authority reviewed and unanimously voted to 
approve the building expansion request from Click Bond. See letter provided by Steven E. 
Tackes noting the support of the proposed Variance request.  
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Below is a map showing the location of the properties owned by Click Bond and the Carson 
City Airport which is in support of the proposal in relation to the subject parcel: 
 
 

 
 
 
PUBLIC COMMENTS: Public notices were mailed to 30 adjacent property owners within 
1,300 feet of the subject site.  The applicant has submitted a letter of support signed by four 
of the surrounding neighbors.  No other comments in support or opposition of the proposal 
have been received.   If any comments are received after this report is completed, they will 
be submitted to the Planning Commission prior to or at the meeting on September 26, 2012. 
 
AGENCY COMMENTS: All comments from various City departments and agencies which 
were received as of September 17, 2012, are included or attached to this report.   
 
Building:   
 

• If the structure is located as proposed on the parcel, a portion of the exterior walls will 
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require fire resistive construction and possibly limited opening due to the distance 
from the property line.  

 
Engineering:   
 
Development Engineering has no preference or objection to the variance request other than 
the following Conditions of Approval:   
 

1. More handicapped parking spaces will probably be required as part of the parking 
lot expansion. 

 
2. The entire parcel is in an AE floodway and will require a flood study and design 

plans by a qualified professional engineer.   Any new construction cannot alter the 
path of the floodway. 

 
3. Flood protection measures will probably be required as part of the building plans. 
 

Fire:   
 

• The Fire department has no comments specific to this variance request. The 
applicant will be required to comply with all codes, ordinances, and laws when 
submitting for a construction permit.  

 
Health:  
 

• Carson City Health and Human Services has no concerns or comments based on 
plans submitted. 

 
FINDINGS:   Staff's recommendation is based upon the findings as required by CCMC 
Section 18.02.085 (Variances) enumerated below and substantiated in the public record for 
the project. 
 
1.     That because of special circumstances applicable to the subject property, including 

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

 
The special circumstance is the parcel’s configuration was modified many years ago in the 
northwestern portion of the lot to allow improvements to the northern lots. The applicant also 
notes that the improvements were also necessary to facilitate the mitigation of storm water 
runoff from the airport. In addition, the applicant has noted that Click Bond has purchased 
multiple properties in the area for future expansion of their campus.  
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The southern portion of the lot was also adjusted, which is not a factor that impacts the 
setbacks proposed by the applicant.  
 
The entire parcel is in an AE floodway and will require a flood study and design plans by a 
qualified professional engineer.   Any new construction cannot alter the path of the flood 
way, per the Engineering Division. 
 
The proposed addition will include an expansion to the existing hanger testing area and also 
an enclosed trash area, which are both desired in this portion of the subject site. The 
existing hanger and trash storage areas are in the northwestern portion of the lot, which is 
identified as the expansion area.  Also as part of the project Click Bond will be implementing 
some exterior alterations to the structure.  
 
2.   That the granting of the application is necessary for the preservation and enjoyment of 

substantial property rights of the applicant. 
 
The parcel is 1.79 acres and is compatible with other properties in the area, as it is located 
in the Air Industrial Park zoning district, requiring a minimum lot size of 20,000 square feet.   
 
Click Bond’s goal is to expand their headquarters operations on site and also improve the 
parking in the area, by adding 73 new parking spaces on site, which will allow the 
employees and visitors to the site to park on site and not on the street as they do currently. 
 
The proposed the parking lot improvements will be centrally located on the campus and in 
close proximity to the headquarters.  
 
The AIP District was established to preserve a highly landscaped industrial district with 
limited types of industrial uses, providing accessory airport and support services, excluding 
unscreened outside storage 
 
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 be materially detrimental to 
the public welfare or materially injurious to property or improvements in the neighborhood 
of the subject property.   

 
An approval of the 3,000 square foot addition in the proposed location on the site would not 
be detrimental to others in the area as is evidenced by the letter of support from the Carson 
City Airport Authority. The proposed addition will include an expansion to the existing hanger 
testing area and also an enclosed trash area, which are both needed in this portion of the 
subject site. Also as part of the project Click Bond will be completing some exterior 
alterations to the structure. 
 
No detriment is foreseen as a result of the approval of this request to vary the setback on 
the side and rear to allow the construction of the proposed expansion at a point five feet 
from the side property line and 15 feet from the rear property.  
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The Engineering Division finds 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 public welfare or materially injurious to property or 
improvements in the neighborhood of the subject if the conditions of approval are met.  
 
Respectfully submitted, 
PUBLIC WORKS, PLANNING DIVISION    

 
Jennifer Pruitt 
_________________________ 
Jennifer Pruitt, AICP, LEED AP 
Principal Planner   

 
Attachments 
 
VAR-12-044 application 
Building Division comments 
Engineering Division comments 
Fire Division comments 
Health Division comments 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
H:\PlngDept\PC\PC\2012\Staff reports\VAR-12-044 Click Bond.doc 
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