
STAFF REPORT FOR PLANNING COMMISSION MEETING OF JULY 31, 2013 
 
 
FILE NO:  SUP-13-046 AGENDA ITEM:  G-2  
 
STAFF AUTHOR:  Susan Dorr Pansky, Planning Manager 
 
REQUEST:  Approval of a Special Use Permit to allow construction and operation of a new 
radio communications site with an 80-foot tall radio tower on property zoned Public Regional 
(PR), located at 250 Conestoga Drive, APN 008-011-30.  
 
APPLICANT:  Carson City, Public Works Department   
 
OWNER:  USA/Bureau of Land Management 
 
LOCATION:  250 Conestoga Drive 
 
APN:  008-011-30 
 
RECOMMENDED MOTION:  “I move to approve SUP-13-046, a Special Use Permit to allow 
Carson City to construct and operate a new radio communications site with an 80-foot tall radio 
tower on property zoned Public Regional, located at 250 Conestoga Drive, APN 008-011-30 
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 of the conditions of approval and commence the use 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 provide documentation to the Planning Division showing review and 

approval by the Carson City Airport Authority and the Federal Aviation Administration for 
placement of the 80-foot tall tower in the proposed location prior to installation. 

 
4. The applicant shall submit exterior light fixture details for any proposed fixtures for the 

facility to the Planning Division for approval prior to installation.  
 
The following shall be incorporated into the proposed development plan: 
 
5. 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.  

 
6. All on and off-site improvements shall conform to City standards and requirements.  
 
7. The project boundary area shall be surrounded by chain link fencing. 
 
8. The exterior of the facilities and equipment shall not be lighted unless required by the 

Federal Aviation Administration, with the exception of manually operated emergency and 
maintenance lighting.  On-site lighting may only be turned on during maintenance visit to 
the site.  Lights must be recessed or shielded with a 90-degree full cutoff so that light is 
projected downward and not horizontally or upward.  Light sources or refractors shall not 
extend below the bottom of the shield. 

 
9. The prefabricated or cinder block building shall be painted a natural, earth tone color to 

blend with the surrounding mountain landscape.  Color samples shall be provided to the 
Planning Division for approval prior to construction. 

 
10. The project must comply with the 2006 International Fire Code and current Carson City 

Municipal Code.  Effective September 1, 2013, Carson City will adopt the 2012 
International Fire Code. 

 
The following conditions are applicable throughout the life of the project: 
 
11. The exterior of the lease area shall contain adequate controlled access and be posted 

with a one square foot sign indicating the facility owner(s) and 24-hour emergency 
telephone number. 
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12. The permit shall become null and void and the radio communication tower structure shall 
be removed from the site if and when the use is abandoned for a period of more than 12 
consecutive months. 

 
LEGAL REQUIREMENTS:  CCMC 18.02.050 (Review); 18.02.080 (Special Use Permits); 
18.04.185 (Public Regional Conditional Uses); 18.08 (Hillside Development); and 18.15 
(Communications Facilities and Equipment) 
 
MASTER PLAN DESIGNATION:  Open Space (OS) 
 
ZONING DISTRICT:  Public Regional (PR) 
 
KEY ISSUES:  Will the proposed radio communications site with an 80-foot tall tower be in 
keeping with the standards of the Carson City Municipal Code?  Is the proposed location 
appropriate for the radio communications facility?  Will the facility increase the effectiveness of 
radio communications for Carson City? 
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
NORTH: Open Space (OS)/Vacant Land 
SOUTH: Single Family One Acre (SF1A)/Single Family Residential Uses 
EAST:  Open Space (OS) and Single Family One Acre (SF1A)/Vacant Land and Single 

Family Residential Uses 
WEST:  Open Space (OS)/Vacant Land 
   
ENVIRONMENTAL INFORMATION:  

• FLOOD ZONE:  X-Unshaded (areas determined to be outside the .02% annual chance 
floodplain) 

• SLOPE/DRAINAGE:  The site is on top of a peak on Sugarloaf Hill.  Moderate 
topography exists around the site however no significant slope or drainage issues exist. 

• EARTHQUAKE:  Earthquake potential at this site is low. 
 
S ITE DEVELOPMENT INFORMATION:  

• PARCEL AREA:  470.3 acres 
• EXISTING LAND USE:  American Tower Communications Site and Open Space 
• PARKING REQUIRED:  0 
• PARKING PROPOSED:  0 
• VARIANCES REQUIRED:  None  

 
SITE HISTORY:  

• A Special Use Permit for a 100-foot high communications tower and associated private 
communications facility was approved on August 30, 1994. 

 
BACKGROUND: 
Carson City’s existing communications system is currently installed at the American Tower 
Corporation site per an agreement made between the Carson City Public Works Department 
and the original site owner, High Sierra Communications, to allow the City to co-locate 
equipment at no cost.  This agreement was made following the approval of Special Use Permit 
U-94/95-2 in August 1994 to expand the communications system to its existing configuration. 
 
As the current owner of the site, American Tower Corporation has chosen to pursue a costly 
lease for Carson City’s communications equipment both in the existing shelter and on the 
existing tower.   According to the applicant, it would be cost prohibitive for Carson City to secure 
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a lease with American Tower.  Staff has reviewed the application, staff report and conditions of 
approval for Special Use Permit U-94/95-2 to determine whether American Tower’s choice to 
pursue a monetary lease with Carson City is a violation of the original conditions of approval.  
Staff notes that the original applicant, High Sierra Communications, did indicate in its application 
and justification that if the Special Use Permit was granted, space would be provided in the 
building and on the tower at no charge to Carson City.  This is further substantiated by a letter 
from High Sierra Communications to the Carson City Communications Director on August 11, 
1994, requesting support for the Special Use Permit and stating that High Sierra 
Communications would relocate Carson City’s existing communications equipment and provide 
space in the new facility at no charge. 
 
While Condition of Approval No. 8 of Special Use Permit U-94/95-2 (provided in its entirety 
below) requires all existing communications facilities to be consolidated, there is no specific 
requirement in the conditions of approval regarding Carson City’s co-location of equipment at no 
charge in perpetuity. 
 

8. All existing communications facilities on Sugarloaf Mountain shall be 
consolidated by the applicant into one facility unless otherwise approved by the 
Planning Commission.  The applicant shall submit evidence of consolidation 
agreements with the other operators of existing facilities on Sugarloaf Mountain 
to the Director of Community Development prior to erecting the proposed tower. 

 
In addition, the applicant has indicated that Carson City is unable to rely on American Tower to 
provide a stable or reliable form of emergency power to the City’s critical communications 
equipment.  In the past year, the Carson City Public Works Department has had to respond to 
the American Tower site four times due to a backup power generator failure.  Two of the four 
responses happened while the local area was having a major event where Public Safety 
communications were critical.  According to the applicant, in none of the four instances did the 
backup power generator function. 
 
Because of the issues described above, the applicant has determined the best course of action 
is to construct a new facility for the communications equipment that will be owned, operated and 
maintained by Carson City. 
 
DISCUSSION: 
Per Carson City Municipal Code (CCMC), Section 18.04.185, Public Regional zoning district, a 
Communications/Radio Tower may be allowed as a conditional use with the approval of a 
Special Use Permit.  In addition, CCMC Chapter 18.15, Communications Facilities and 
Equipment, sets forth regulations for communications facilities including the provision that such 
facilities are permitted within all non-residential zoning districts subject to the approval of a 
Special Use Permit.  The regulations outlined in Chapter 18.15 are consistent with the 
applicable directives and standards issued by the Federal Communications Commission and 
the Federal Aviation Administration.  Finally, per CCMC Section 18.08.030 related to Hillside 
Development requires that the development of any portion of a parcel with an average slope of 
33% or more requires a Special Use Permit. 
 
The Carson City Public Works Department intends to enter into a lease with the Bureau of Land 
Management for a portion of the subject property and proposes to construct a new private 
mobile radio service facility that is owned, operated and maintained by the City.  The applicant 
has indicated that this new communications site is necessary to ensure an acceptable and cost 
effective level of operational readiness that will provide reliable public safety communications 
and utility automation to Carson City. 
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The proposed project will be located adjacent to the existing American Tower Communications 
site in the northwest corner of the subject parcel on Sugarloaf Hill, also known as Duck Hill.  The 
parcel is large with mountainous terrain, and is undeveloped with the exception of the American 
Tower site, providing a separation of more than 3,000 feet between the proposed project and 
the existing residential development to the south and east.  Access to the site will be gained 
through an existing dirt road network used for access to the American Tower site and for open 
space recreation users.   
 
The new communications site footprint will be approximately 70 feet wide by 100 feet long and 
include an 80-foot tall self-supporting radio tower, a 10-foot wide by 20-foot long by 10-foot tall 
pre-fabricated or cinder block communications building on a concrete foundation, a propane 
emergency standby generator and associated propane tank on concrete pads, an eight foot tall 
cyclone fence with a vehicle gate and a new underground NV Energy electrical service from the 
transformer that currently feeds the American Tower site.  The proposed 80-foot tower is a four-
post galvanized self supporting tower that is very similar in configuration and finish to the 
existing adjacent American Tower, as shown in the site photos provided.  The key differences 
between the two include the height at 80 feet versus the existing 100 feet and the four-post 
construction proposed versus the three-post construction of the existing tower.  The proposed 
four-post construction offers additional strength in high wind situations.  The proposed 
communications building will be nearly identical to the building at the American Tower site, also 
shown in the photos provided. 
 
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. 
 
PUBLIC COMMENTS:   
Public notices were mailed on July 12, 2013 to 65 adjacent property owners within 300 feet of 
the subject site pursuant to the provisions of NRS and CCMC.  As of the date this report was 
completed no comments 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: 
 
The Carson City Building Division has no jurisdiction on BLM property. 
 
Engineering Division Comments:  
 
The Engineering Division has no preference or objection to the special use request. 

 
Fire Department Comments: 
 
The project must comply with the 2006 International Fire Code and current Carson City 
Municipal Code. 
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Public Works, Environmental Control Comments:  
 
ECA has no comments or requirements for the Radio/Communications Tower project to be 
located at 250 Conestoga Dr. 
 
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 3.2c – Communications Facilities and Equipment 
 
The proposed location of the radio communications site adjacent to an existing, taller 
communications site rather than at a new, stand-alone site is consistent with the Master 
Plan to locate and design such facilities so as to not further detract from the City’s visual 
quality and skyline. 

 
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. 

 
The proposed radio communications tower is a similar use to the existing American 
Tower communications site on the subject property, and is located a significant distance 
from any developed areas, which will ensure that the project will not be detrimental to the 
use, peaceful enjoyment, economic value or development of surrounding properties or 
the general neighborhood.  Due to the remote location of the site, noise disturbances, 
vibrations, fumes, odors, dust, glare and physical activities which would disturb 
surrounding properties are not anticipated during construction or after completion. 

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

traffic. 
 
 The proposed project will have no detrimental effect on vehicular or pedestrian traffic.  

The construction of the project will generate some traffic that will access the site from the 
existing city street network and the existing dirt road network.  After construction is 
complete, additional vehicles accessing the site will be limited to Carson City 
maintenance vehicles servicing the facility via the same roadway network mentioned 
above. 
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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.   

 
 

The project will improve the reliability of the existing radio communication system for 
Carson City public safety and utility automation, which will have a positive impact on 
police, fire protection and public utility and infrastructure services. 

 
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 communications tower is a conditional use in the Public Regional 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 health, safety, convenience and welfare of the general public will be improved as a 
result of a more reliable communications system for public safety and utility purposes.   
 

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

 
 The proposed project is located a significant distance from any developed property in the 

vicinity and will not result in material damage or prejudice to those properties. 
 
Attachments: 
 Site Photos 
 City Comments 
 Application (SUP-13-046) 
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