
STAFF REPORT FOR PLANNING COMMISSION MEETING OF MAY 29, 2013 
 

FILE NO: SUP-13-032                                                                                     AGENDA ITEM:  G-4 
 
STAFF AUTHOR:    Kathe Green, Assistant Planner  
 
REQUEST:     Special Use Permit to allow modification of an existing garage and guest 

building to increase the guest building area to more than 1,000 square 
feet (total 1,864 square feet) within the Single Family 2 Acre (SF2A) 
zoning district. 

 
APPLICANT/OWNER:  Norman and Betty Metcalf Family Trust 
 
LOCATION/APN:    2032 Ash Canyon Road/007-572-13 
 
RECOMMENDED MOTION:  AI move to approve SUP-13-032, a Special Use Permit request to allow 
modification of an existing accessory structure to allow a total of 1,864 square feet to be used as 
a guest building on property zoned Single Family 2 Acre, located at 2032 Ash Canyon Road,  APN 
007-572-13, based on findings and conditions of approval contained in the staff report.@ 
 
 

 
 

1



May 29, 2013 
Page 2 

 
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 may 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 Division for the proposed 

construction.   Contact the Building Division for approximate fees, design criteria, number of plans 
to submit and general assistance in the City=s Building Permit process.   

Project requires application for a Building Permit, issued through the Carson City Building 
Division. This will necessitate a complete review of the project to verify compliance with all 
adopted construction codes and municipal ordinances applicable to the scope of the project.  

The plans submitted for review shall comply with the prescriptive requirements found in 
the Carson City Building Division handout titled: RESIDENTIAL PLAN SUBMITTAL 
REQUIREMENTS: One & Two Family Dwellings and Accessory Structures This handout may 
also be found online at: www.carson.org/building. 

The current adopted codes will be in effect until September 1, 2013. 
 
5. Project must conform to applicable CCMC and adopted International Fire Code. 
 
6. The applicant shall obtain a Certificate of Occupancy and final inspection approval for all 

required improvements prior to commencing the use. 
 

7. The applicant shall meet all the conditions of approval and commence the use for which this permit 
is granted, within12 months of the date of final approval.  A single, one year extension of time may 
be granted if requested in writing to the Planning Division 30 days prior to the one year expiration 
date.  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: 
 
8.  The applicant shall submit a copy of the Notice of Decision and conditions of approval with the 

building permit application. 
 

9.   Provide a copy of a recorded deed restriction against the property, which has been filed with the 
City Recorder=s Office and provide a copy of the recorded document to the Planning Division with 
the building permit application.  The document must state that the guest building may only be 
occupied by the family members of the primary residence, as defined by Title 18 of the Carson City 
Municipal code, and their non-paying guests, and that the guest building may not be rented as a 
secondary dwelling unit or for any commercial purpose in compliance with Development Standards 
Division 1.4.10.   
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10.   The overall size of the guest building portion of structure will not exceed 1,864 square feet.  
 
11. One parking space for the use of the guest building is required for a total of three on the site. 

Parking within the existing garage is acceptable. 
 
The following are general requirements applicable through the life of the project: 
 
12.   The modifications to the existing structure will be used as a guest building.  The guest building will 

be used by the family and their non-paying guests.   At no time will the guest building be used for 
commercial purposes or as a residential rental unit, in compliance with the required deed 
restriction. 

 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), 18.04.050.2 (Single Family 2 Acre, 
Accessory Uses), 18.04.190 (Residential Districts Intensity and Dimensional Standards), 18.03.010 
(Accessory Building or Accessory Structure and Guest Dwelling) and Development Standards Division 
1.4 Guest Building Development. 
 
MASTER PLAN DESIGNATION: Low Density Residential (LDR) 

 
PRESENT ZONING: Single Family 2 Acre (SF2A) 
 
KEY ISSUES: Would the proposed modification of the existing garage and guest building to allow more 
of it to be used as a guest building have an adverse impact on the adjacent residential neighborhood? 
 
SURROUNDING ZONING AND LAND USE INFORMATION   
NORTH: Single Family 2 Acre (SF2A)CResidential 
SOUTH: Single Family 12,000 (SF12)CResidential 
EAST: Single Family 2 Acre (SF2A)CResidential 
WEST: Single Family 2 Acre (SF2A)CResidential 
 
ENVIRONMENTAL INFORMATION 
1 FLOOD ZONE: X-Shaded (areas of 1% annual chance of flood, less than 1 foot depth) 
2 EARTHQUAKE FAULT:  Moderate, zone II 
3 SLOPE/DRAINAGE:   Site is primarily flat  
4 SOILS: 58- Surprise coarse sandy loam. 2-4% slopes 
 
SITE DEVELOPMENT INFORMATION 
1 LOT SIZE: 2.0 acres 
2 PROPOSED STRUCTURE SIZE:    Modification to existing 3,360 square foot garage/guest building, 

to change from the present 912 square feet to add 952 square feet to a total of 1,864 square feet 
used as guest building, with the remaining 1,496 square feet used as garage space.     

3 PROPOSED STRUCTURE HEIGHT: Existing single story 
4 PARKING: There is adequate space within the remaining 1,496 square feet garage space to 

accommodate the two spaces required for the primary residence, as well as the one space required 
for the guest building. 

5 SETBACKS in SF2A zoning:  No changes or expansions to size of existing garage/guest building. 
6 VARIANCES REQUESTED: None 
 
ADDITIONAL REVIEWS 
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U-95/96-45 was approved June 26, 1996 to allow construction of a detached accessory structure which 
exceeds 50% of the size of the primary structure.  This is a modification of the original approval to allow 
more of the existing building to be used as a guest building. 
 
 
DISCUSSION: 
A Special Use Permit is required for the following reason: 
 
# According to CCMC Section 18.04.050, Single Family 2 Acre, Guest Building is an allowed use, but a 

guest building which exceeds the maximum size of 1,000 square feet requires approval by Special 
Use Permit. 

 
A guest building is allowed as an accessory use in the Single Family 2 Acre zoning district.   This 
Special Use Permit is required due to the fact that the guest building would exceed the maximum 
allowed size of 1,000 square feet per Development Standards Division 1.4 Guest Building Development. 
 The guest building was previously reviewed and approved in conjunction with U-95/96-45, approval of a 
detached accessory building which exceeds 50% of the size of the primary structure.   The original 
approval was for a garage and guest building combination.  This is a request to allow the expansion of 
the existing guest building use within the building to allow more of it to be used as a guest building.  
There is no change proposed to the size of the existing building.  The remaining area of the garage is 
adequate to provide the required three parking spaces on site, two spaces for the single family 
residence, and one space for the guest building with one bedroom proposed in the guest building.  The 
size of the garage not used for the guest building is adequate to provide this on-site parking, with 1,496 
square feet remaining in the unused area of the garage.   
 
The garage/guest building is an existing long building, which is located perpendicular to the front of the 
property, with the guest quarters located at the rear of the building.  The area to be modified will not be 
readily visible from the street or adjacent neighbors, as the exterior changes will be likely to be minimal, 
and limited to modifying the existing area to add living space.  Exterior changes will be limited to the 
possibility, now or in the future, of the addition of windows and doors.   No adverse effect is anticipated 
to the neighborhood with the modification of this section of the existing building.   
 
PUBLIC COMMENTS:  Public notices were mailed on May 13, 2013 to 30 adjacent property owners 
within 425 feet of the subject site.  At the writing of this report no comments have been received in favor 
or opposition to the proposal.  Any comments that are received after this report is completed will be 
submitted to the Planning Commission prior to or at the meeting on May 29, 2013 depending on the date 
of submission of the comments to the Planning Division. 
 
AGENCY COMMENTS: All comments from various city departments and agencies which were received 
as of May 21, 2013 are included in this report.  Recommendations have been incorporated into the 
recommended conditions of approval, where applicable. 
 
Building Division: 

1. Project requires application for a Building Permit, issued through the Carson City Building 
Division. This will necessitate a complete review of the project to verify compliance with all 
adopted construction codes and municipal ordinances applicable to the scope of the project.  
2. The plans submitted for review shall comply with the prescriptive requirements found in the 
Carson City Building Division handout titled: RESIDENTIAL PLAN SUBMITTAL 
REQUIREMENTS: One & Two Family Dwellings and Accessory Structures This handout may 
also be found online at: www.carson.org/building. 
3. The current adopted codes will be in effect until September 1, 2013. 
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Engineering:  No concerns
Fire:  Project must conform to applicable CCMC and adopted International Fire Code  
Health: No concerns 
Environmental Health: No concerns 
 
 
FINDINGS:   Staff's recommendation is based upon the findings as required by CCMC Section 
18.02.062 (Special Use Permits) enumerated below and substantiated in the public record for the 
project. 
 
1. Will be consistent with the master plan elements. 
 

Goal 1.1. Promote the efficient use of available land and resources. 
Policy 1.1a Balanced Land Use Plan.  
 
The utilization of the existing building to accommodate two more people on the site is a more efficient 

use of available land and resources, instead of building a separate location for housing.  The property is 
two acres in size, a large location that can easily house more than the two people who presently live 
here.  This proposal is to allow the second housing unit to reflect the larger size of the primary structure 
and be in harmony with the scope and size of that structure.   
   
2. 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.   

 
There will be moderate noise during construction of the modification of the garage to guest building.  
However, the construction will mainly be inside the building, as the bulk of the construction will be to 
modify the interior of the building.   Once the construction on the site is complete, the resultant guest 
building will continue to be residential in nature and the guest building expansion is not expected to 
cause objectionable noise, vibrations, fumes, odors, dust, glare or physical activity.  The exterior of the 
building will only be moderately changed.  The number of residents on the site as proposed will be an 
additional two, to a total of four.  The guest building will be enlarged to accommodate a larger living area 
within the existing building parameters and limited by deed restriction to a guest building for nonpaying 
guests and family members. Exterior lighting exists on the site and is consistent with home usage and 
wattage.  

 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic.   
 
Traffic would only be moderately increased as there would be an increase of two people who would 
permanently utilize this expansion.  The existing garage parking on site is adequate, even with the 
reduction in the use of a portion of the existing building.  A total of three parking spaces are required on 
site and have been provided by the applicant.  

 
4. 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 project is not expected to have a negative effect on existing public services and facilities.  The 
expansion of the existing living facilities in the building for the use of the proposed addition of two 
permanent residents on the property is not expected to create an overburden to public facilities.   This is 
a two acre site, where larger homes and accessory structures are the usual situation, and where more 
people can be accommodated easily without negative impact to public services. 
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5. Meets the definition and specific standards set forth elsewhere in this title for such particular use and 

meets the purpose statement of that district.  
 
The project is located in the Single Family 2 Acre zoning district which has the following purpose:  
provide for the development of low-density, large lot, single family detached dwellings residential units.   
 
It is noted a guest building does not require approval of a Special Use Permit in this zoning district. A 
Special Use Permit is required due to the size of the guest building.   The project met the required 
setbacks for an accessory structure when the building was constructed, and continues to meet  the 
minimum required setbacks for this zoning district, which are : 50 feet on the front, 20 feet on the side, 
20 on the street side and 30 feet on the rear, with a maximum height of 32 feet.   
 
6. Will not be detrimental to the public health, safety, convenience and welfare.  

 
The modification of the existing garage and guest building on the site should not be detrimental to the 
public health, safety, convenience and welfare.   The number of residents on the site would increase to 
four, still a moderate number. No additional use of public facilities is proposed.  The site would be deed 
restricted to limit the use to the family or non-paying guests, with no rental as a secondary living unit 
allowed. 
 
 7. Will not result in material damage or prejudice to other property in the vicinity.  

 
A guest building which exceeds the maximum size of 1,000 square feet requires approval by the Special 
Use Permit process under Development Standards Division 1.4 Guest Building Development.  Property 
owners within the vicinity have been notified of the public hearing for the consideration of this project. 
There is no proposed modification of the existing building that would be detrimental to the surrounding 
property owners in the vicinity.  Many of the surrounding properties also have large homes with 
accessory structures, such as garages, recreational vehicle storage, storage units, carports, guest 
buildings, etc, and could also apply for a Special Use Permit, if desired, to allow for the construction of a 
larger guest building, garage or accessory structure on their properties.   

 
 
Attachments  
 
Application SUP-13-032 
Building Division comments 
Engineering Division comments 
Fire Department comments 
Environmental Control comments 
Health Department comments 
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H:\PlngDept\PC\PC\2013\Staff Reports\SUP-13-032 Metcalf Guest.doc 
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