
STAFF REPORT FOR PLANNING COMMISSION MEETING OF MAY 29, 2013 
 
 
FILE NO:  SUP-13-031  AGENDA ITEM:  G-3 
 
STAFF AUTHOR:  Susan Dorr Pansky, Principal Planner 
 
REQUEST:  Approval of a Special Use Permit to allow a two-family duplex on a corner lot in a 
Single Family 6,000 (SF6) zoning district located at 1512 N. Nevada Street. 
 
APPLICANT/OWNER:  Steve Yochum, Property Owner 
 
LOCATION:  1512 N. Nevada Street 
 
APN:  001-157-02 
 
RECOMMENDED MOTION: “I move to approve SUP-13-031, a Special Use Permit to allow a 
two-family duplex on a corner lot in a Single Family 6,000 zoning district located at 1512 N. 
Nevada Street based on the findings and subject to the conditions of approval outlined 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 within 10 days of receipt of 

notification. If the Notice of Decision is not signed and returned within 10 days, the item 
may 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 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. 

 
3. 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. 

 
4. The applicant shall pay all required water and sewer connection fees for the project. 
  
5. The applicant must obtain a Certificate of Occupancy and/or final inspection and 

approval for all required improvements.  
 
The following shall 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 on and off-site improvements shall conform to City standards and requirements.  
 
8. A driveway approach for the proposed detached one-car garage shall be required. 
 
9. All driveways and parking areas shall be paved to comply with City standards and 

requirements. 
 
10. A five foot wide sidewalk shall be constructed along the Long Street and Nevada Street 

frontages of the property. 
 
11. Two off-street parking spaces shall be provided for each dwelling.   
 
12. Replacement of curb, gutter and road areas which are damaged or destroyed during 

construction for improvements to the site shall be required. 
 
13. Dust and stormwater control measures must be employed during construction. 
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The following shall be submitted with or included as part of a building permit application: 
 
14. The applicant shall submit a copy of the Notice of Decision, signed by the applicant and 

owner as a part of the building permit submittal. 
 
15. 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.  

 
LEGAL REQUIREMENTS:  CCMC 18.02.050 (Review) and 18.02.080 (Special Use Permits)  
 
MASTER PLAN DESIGNATION:  Medium Density Residential (MDR) 
 
ZONING DISTRICT:  Single Family 6,000 (SF6) 
 
KEY ISSUES:  Will the proposed two-family duplex be in keeping with the standards of the 
Carson City Municipal Code?  Is the proposed location appropriate for a two-family duplex?  Will 
the use be compatible with surrounding land uses or properties? 
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
NORTH: Single Family 6,000 (SF6)/residential – single family use 
SOUTH: Single Family 6,000 (SF6)/residential – single family use 
EAST:  Single Family 6,000 (SF6)/residential – single family use 
WEST:  Single Family 6,000 (SF6)/residential – two-family duplex use 
   
ENVIRONMENTAL INFORMATION:  

• FLOOD ZONE:  X-Shaded (areas of 1% annual chance of flood less than 1 ft. depth) 
• SLOPE/DRAINAGE:  The site has been developed as a single family residence for more 

than 70 years and has no significant slope or drainage issues 
 
S ITE DEVELOPMENT INFORMATION:  

• PARCEL AREA:  7,238 square feet  
• EXISTING LAND USE:  Single family residence 
• PROPOSED STRUCTURES:  Second single family residence with attached one-car 

garage and separate, detached one-car garage to accommodate existing residence 
o RESIDENCE BUILDING FOOTPRINT:  651 square feet  
o RESIDENCE LIVING AREA:  763 square feet (651 square feet of conditioned living 

space and 112 square feet of non-conditioned storage/utility space) 
o RESIDENCE ATTACHED GARAGE AREA:  448 square feet 
o RESIDENCE HEIGHT:  Approximately 22 feet 
o DETACHED GARAGE FOOTPRINT:  338 square feet 
o DETACHED GARAGE AREA:  338 square feet 
o DETACHED GARAGE HEIGHT:  Approximately 13 feet 9 inches (to base of cupola) 

• REQUIRED SETBACKS: 
o Front:  20 feet  Rear:  10 feet Side:  5 feet Street Side:  10 feet 

• PROPOSED SETBACKS: 
o Front:  20 feet  Rear:  10 feet Side:  5 feet Street Side:  10 feet 

• PARKING REQUIRED:  Two spaces per dwelling unit 
• PARKING PROPOSED:  One space per dwelling unit - a condition of approval has been 

recommended to meet the two spaces per dwelling unit requirement 
• VARIANCES REQUIRED:  None  
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SITE HISTORY:  

• The existing residence and detached garage on the subject property were constructed in 
1941. 

• An accessory structure (wood shed) was constructed on the property in 2009. 
 
DISCUSSION:  
Per CCMC Section 18.04.075 (Single Family 6,000), a Two-Family Duplex Unit on a Corner Lot 
may be allowed within the Single Family 6,000 zoning district as a conditional use with the 
approval of a Special Use Permit. 
 
The subject property is a 7,238 square foot corner lot with an existing single family residence 
and two-car detached garage.  The applicant proposes to demolish the two-car detached 
garage and replace it with a new single family residence including one-car attached garage on 
the northwest corner of the parcel.  In addition, the applicant proposes to add a one-car 
detached garage at the southeast corner of the parcel to provide garage space for the existing 
residence.  As shown on the site plan provided by the applicant, all required setbacks will be 
met with the proposed structures. 
 
Although the definition of a two-family dwelling or two-family duplex commonly refers to two 
residential dwelling units contained within one building, it is staff’s interpretation that a two-
family dwelling or two-family duplex may also include two separate residential dwelling units on 
the same parcel, as the use would be the same in either scenario. 
 
The applicant indicates that there is currently no usable off-street parking for the subject 
property, as the existing two-car detached garage is in poor structural condition and does not 
meet setback requirements.  Vehicles parking in the existing driveway encroach into the street. 
The addition of a one-car garage for each residence will provide off-street parking that was not 
previously available to the property. 
 
Per Carson City Development Standards, Division 2.2, two off-street parking spaces are 
required per dwelling unit.  A single car garage may be counted as one off-street parking space, 
but the driveway access to that garage may not be counted as an off-street parking space.  Staff 
recommends that, in addition to the one-car garages proposed by the applicant, one additional 
off-street parking space per dwelling unit be provided. 
 
The applicant proposes to help maintain the historic character of the area by constructing 
structures that have a “turn of the century” design including roof pitches and architectural details 
common for that era.  In addition, the applicant proposes to construct a five foot wide sidewalk 
around the subject property to provide pedestrian amenity to the property and surrounding 
neighborhood.  The applicant also recognizes that there are mature trees on the site and 
proposes to take all precautions to preserve them. 
 
The surrounding land use is single family residential on all sides, however, there are several 
properties within the immediate vicinity (300 feet or less) that are two-family duplexes, including 
a duplex on the adjacent parcel to the west of the subject property. The applicant has provided 
a map showing duplex properties in the area (Addendum A in the attached application). 
 
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 with 
the conditions outlined by staff. 
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PUBLIC COMMENTS:   
Public notices were mailed to on May 10, 2013 to 35 adjacent property owners within 300 feet of 
the subject site pursuant to the provisions of NRS and CCMC.  No comments in favor or in 
opposition have been received by the Planning Division. 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: 
 
1. The 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. 
 
Engineering Division Comments:  
 
The Engineering Division has no preference or objection to the special use request. 

 
1. CCMC 18.02.080 (2a) – Adequate Plans.  The plans submitted are adequate for the 

Special Use Permit review. 
 

2. CCMC 18.02.080 (5a) – Master Plan.  The request is not in conflict with any Engineering 
Master Plans for streets or storm drainage. 

 
3. CCMC 18.02.080 (5c) – Traffic/Pedestrians.  The request is not in conflict with 

pedestrian or traffic movements. 
 

4. CCMC 18.02.080 (5d) – Public Services.  City water and sewer improvements are 
adequate for this project.  Water and sewer connection fees will be charged. 
 

Fire Department Comments: 
 
The project must conform to applicable CCMC and adopted International Fire Code. 
 
Health Department Comments:  
 
Health and Human Services has no comments based on the items submitted. 

 

5



Planning Commission – May 29, 2013 
SUP-13-031 
Page 6 of 7 

Public Works, Environmental Control Comments:  
 

Environmental Control has no comments or requirements for the proposed project. 
 
FINDINGS:   Staff recommends approval of the Special Use Permit based on the findings 
outlined 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. 
 
1. The use will be consistent with the objectives of the Master Plan elements.   
 

The proposed project is consistent with the following applicable goals of the Master Plan 
in accordance with the seven findings (in bold) required for approval of a Special Use 
Permit: 

 
 Goal 1.1 – Promote the Efficient Use of Available Land and Resources. 
 
 Goal 2.1 – Encourage Diversity in Citywide Land Use Mix. 
 
 Goal 2.2 – Expand Housing Variety. 
 
 Goal 6.2 – Promote Compatible Infill and Redevelopment. 
 

Goal 9.2 – Promote the Expansion of Affordable and Workforce Housing Options within 
the Community. 

 
The proposed two-family duplex will provide additional reasonably priced housing within 
an established neighborhood in Carson City, while remaining compatible with the 
existing land uses  in the surrounding area. 
 

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. 

 
There will be moderate noise disturbance, dust and potential stormwater runoff during 
demolition of the existing detached garage and construction of the new structures and 
improvements.  To help mitigate these disturbances, staff has recommended a condition 
of approval that dust and stormwater be controlled during construction of the proposed 
project.  Once completed, the proposed project will not create any objectionable noise, 
vibrations, odors, dust, glare or physical activity that would be inconsistent with the uses 
already conducted in the surrounding neighborhood. 

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

traffic. 
 

The proposed two-family duplex will generate minimal additional traffic and is served by 
an adequate existing street network.  Pedestrian movement will be improved with the five 
foot wide sidewalk proposed to be constructed with the project. 
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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.   

 
School, police and fire protection levels of service will not be affected by the proposed 
project.  The Engineering Division has indicated that City water and sewer already serve 
the site and has also indicated that the proposed project is not in conflict with 
engineering master plans for streets or storm drainage.  Road improvements will not be 
required as a result of this project, however, the applicant proposes to add five foot 
sidewalks adjacent to the existing roadways as a part of the project.  Replacement of 
curb, gutter and road areas which are destroyed during construction for improvements to 
the site will be required.  A driveway approach will be required to be constructed for the 
new detached garage proposed on the site. 

 
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.  
 

A two-family duplex is a conditional use in the Single Family 6,000 zoning district.  Upon 
approval of the Special Use Permit with the recommended conditions of approval, the 
proposed project will be in conformance with the requirements of the Carson City 
Municipal Code. 

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

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

welfare of the general public or surrounding neighborhood.  The proposed use is 
compatible with the adjoining residential area, and all City standards and requirements 
must be met in association with site and building improvements. 

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

vicinity.   
 
The impacts of the proposed two-family duplex would be minimal and will fit within the 
context of the adjacent residential neighborhood, especially given the fact that several 
duplex uses exist within the immediate area.  The project will not result in material 
damage or prejudice to other residential property in the vicinity, nor will the project result 
in prejudice or infringe upon the property rights of any adjacent residential properties. 

 
Attachments: 
 City Comments 
 Application (SUP-13-031) 
 Site Photos 
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