
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF JULY 30, 2014 
 
FILE NO.:  SUP-14-036       AGENDA ITEM:   F-4 
 
STAFF AUTHOR:  Susan Dorr Pansky, AICP 
 Planning Manager 
 
REQUEST:  To consider a request for a Special Use Permit from Herman Bauer to allow eight 
multi-family dwelling units in two buildings on property zoned Residential Office (RO), located at 
812 N. Division Street, APN 001-191-06. 
 
OWNER/APPLICANT: Herman Bauer 

 
LOCATION: 812 N. Division Street 
 
APN: 001-191-06 
 
RECOMMENDED MOTION: “I move to approve SUP-14-036, a Special Use Permit request 
to allow eight multi family dwelling units in two buildings on property zoned Residential 
Office, located at 812 N. Division Street, APN 001-191-06, based on the 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 consideration.  

 
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 use for which this permit is approved shall commence within 12 months of the date of 

final approval. A single, one year extension of time may be requested in writing to the 
Planning Division thirty days prior to the one year expiration date. Should this permit not be 
initiated (obtain a Building Permit) within one year and no extension granted, the permit 
shall become null and void.  

 
5.  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. 
 
6.   Trash and debris shall be stored inside an appropriate trash container within a trash 

enclosure approved by the Planning Division as to form and location on the project site.  
 
7. The two building driveways facing Ann Street shall be separated by a landscape strip 

approved by the Planning Division. 
 
8. The applicant shall provide a final landscaping plan, in compliance with Division 3 of the 

Carson City Development Standards, to the Planning Division for review and approval with 
any associated Building Permit application. 

  
9. All light sources shall be located and installed in such a way as to prevent spillover lighting 

onto adjoining properties, and glare to the sky. Lights must be recessed or shielded with a 
90-degree 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. Exterior light fixture 
details shall be submitted with a Building Permit application submission for review and 
approval.   

 
10. Ground-mounted equipment (HVAC, etc.) shall be screened from view through the use of 

landscaping or architectural means acceptable to the Planning Division. 
 
11. Exterior building colors shall be muted or earth-tone in color. Bold colors shall be 

prohibited except when used as accent or trim.   
 
12. The project requires 12 on-site parking spaces including two spaces (one per building) that 

are wide enough to accommodate handicap accessibility per building code requirements. 
 

13. The proposed project shall meet the conditions of approval for the Right-of-Way 
Abandonment AB-10-038. 
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14. The proposed project shall meet the conditions of approval for HRC-10-102 and shall 

comply with all previously approved design and landscape elements. Modification of 
HRC-10-102 will be required to address any modifications to the building, landscaping or 
site improvements currently approved and shall require additional approval by the Historic 
Resources Commission. 
 

15. Where there are four or more dwelling units or sleeping units intended to be occupied as 
a residence in a single structure, every dwelling unit and sleeping unit intended to be 
occupied as a residence shall be a Type B unit per Section 1107.6.2.1.2, 2012 IBC. (The 
exception to this section is applicable.) 
 

16. Provide accessible parking for each structure per Section 1106.2, 2012 IBC. 
 
17. Refer to other applicable sections in Chapter 11 of the 2012 IBC for additional 

requirements. 
 

18. Commercial submittals shall show compliance with the following codes, and adopted 
amendments: 
• 2012 International Building Code 
• 2009 International Energy Conservation Code 
• 2012 International Fire Code 
• 2012 Uniform Mechanical Code 
• 2012 International Mechanical Code 
• 2012 Uniform Plumbing Code 
• 2011 National Electrical Code 
• 2009 ICC/ANSI A117.1 (For accessible design) 
• 2011 Northern Nevada Amendments 
• 2012 Northern Nevada  Amendments 

 
19. 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. 
 

20. As a part of a submittal, provide a separate plan sheet, which clearly shows the 
Accessible Route / Exit Discharge Plan. The Accessible Route / Exit Discharge Plan 
shall have the following minimum information from the accessible entrance of the facility 
to the public right of way. (’12 IBC Section 1007, 1104.1 & ICC/ANSI A117.1-2009 
Chapter 4 & 5): 
• Indicate accessible route surface 
• Indicate accessible route slope 
• Indicate accessible route width (Minimum width is 36 inches; however, if the 

wheelchair is near a drop or change in elevation, a guard will be required. (ICC/ANSI 
A117.1 2009 Section 403.5 & Table 403.5)) 

• Indicate accessible route turn radius 
• Indicate all accessible ramps, with a dimensioned cross section details showing slope 

& guardrails (where applicable) 
• Indicate the location and type of the detectable warning surface at curb ramps, island 

or cut-through medians (ICC/ANSI A117.1-2009 Sections 406.13, 406.14 & 705) 
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• Indicate all accessible parking, with signage 
• Indicate location of all building and site accessible signage, with an elevation view to 

verify compliance with required text, height, etc. 
 

NOTE: The Accessible Route / Exit Discharge Plan shall clearly show the accessible 
route from the accessible entrance of the facility to the accessible parking, public streets 
and sidewalks – as applicable to the site. (’12 IBC 1007.2, 1023.6, & 1104.1) 

 
21. As a part of the submittal, include a complete “Architectural Design Analysis”, which shall 

include a complete breakdown of the allowable area and height versus the actual area 
and height.  
 

22. The project will be required to follow the 2012 International Fire Code with Northern 
Nevada Amendments. Since the project is changing from R-3 duplex to R-2 apartment, 
fire sprinklers are required. 

 
23. All construction and improvements must meet the requirements of Carson City and State 

of Nevada Codes and Development Standards. 
 

24. All requirements set forth in the Conditions of Approval for the right of way abandonment 
for this project also apply to this Special Use Permit. 
 

25. The City has agreed to fund 50% of the cost of the replacement of the 5” clay sewer main 
in Ann St. up to $20,000. This is subject to Board of Supervisors approval. 
 

26. The sewer main in Ann St. and the laterals to the subject property must be replaced. 
 

27. Sight distance issues for vehicles must be addressed with the construction drawings. 
 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), CCMC 18.04.110 
Residential Office (RO), CCMC DS 1.18 Residential Development Standards in Non-Residential 
Districts. 
 
MASTER PLAN DESIGNATION: Mixed-Use Residential (MUR) 
 
PRESENT ZONING: Residential Office (RO) 
 
KEY ISSUES: Will the proposed multi-family use be in keeping with the standards of the Carson 
City Municipal Code?   
 
SURROUNDING ZONING AND LAND USE INFORMATION  
 
• EAST: Residential Office/Office Uses 
• WEST: Residential Office/Apartments, Office Use and Daycare 
• NORTH:  Residential Office/Apartments and Office Use 
• SOUTH:  Residential Office/Single Family Uses and Office Use 
   
ENVIRONMENTAL INFORMATION 
 
• FLOOD ZONE: XS Zone (areas of minimal flooding)  
• EARTHQUAKE FAULT:  Zone II 



SUP-14-036 
812 N. Division Street Multi-Family 

July 30, 2014 
Page 5  

• SLOPE/DRAINAGE: Site is primarily flat  
• SOILS: 71: Urban Land 
 
SITE DEVELOPMENT INFORMATION 
 
• LOT SIZE: 13,929 square feet existing, 16,730 square feet with approved AB-10-038. 
• PROPOSED STRUCTURE SIZE: This project is proposed as two 3,638 square foot four-plex 

structures (this includes 648 square feet of garage space per building) 
• PROPOSED STRUCTURE HEIGHT: 27 feet 
• PROPOSED PARKING: 12 spaces including two handicap spaces (one per building). Four 

one-car garages are included and the remaining eight spaces will be uncovered. 
• SETBACKS:   

 
 Required: 

Front Side Street Side Rear 
10 feet 10 feet 10 feet 20 feet 

       
 Proposed: 

Front Side Street Side Rear 
10 feet 10 feet 10 feet 20 feet 

 
• VARIANCES REQUESTED: None. However, the applicant is requesting a reduction in 

required parking spaces, which may be approved by the Director upon receipt and review of 
accredited parking documentation. The reduction in parking is addressed as a part of this 
Special Use Permit Process. 

 
PREVIOUS REVIEWS: 
 

• July 28, 2010:  The Planning Commission reviewed and recommended approval of AB-
10-038 to the Board of Supervisors. The request allowed the abandonment of an eight 
foot wide portion of North Minnesota Street, West Ann Street and North Division Street, 
totaling a 3,814 square-foot area, more or less, adjacent to properties located at 803 
North Minnesota Street, 444 West Washington Street and 812 North Division, APNs 001-
191-02, 001-191-05 and 001-191-06. 

 
• August 19, 2010:  The Board of Supervisors approved AB-10-038.  

 
• December 9, 2010: The Historic Resources Commission reviewed and approved the 

demolition of the existing single family dwelling unit and accessory structures and 
approved the conceptual plan with the stipulation that the applicant provide more detail 
on possible covered parking alternatives and materials for the proposed apartment 
complex. 

 
• April 5, 2011: A Major Project Review, MPR-11-020, was conducted at the Planning 

Division. During the meeting, staff provided the applicant with comments related to the 
proposed project. The Historic Resources Commission Chairman, Mike Drews, was in 
attendance at the Major Project Review meeting.  

 
• May 12, 2011: The Historic Resources Commission reviewed the revised eight unit 

apartment plan and approved the proposed project subject to conditions of approval. 
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• June 9, 2011: An adjacent property owner submitted information to the Planning Division 

regarding the possibility of an Open Meeting Law issue, related to an improper notice of 
HRC-10-102 for the May 12, 2011 Historic Resources Commission meeting.  After staff 
research and confirmation from the District Attorney’s office, it was determined the item 
must be properly noticed and brought back before the Historic Resources Commission for 
action.  

 
• July 21, 2011: The Historic Resources Commission again approved the project subject to 

conditions of approval. 
 
• July 27, 2011: The Planning Commission approved the previously proposed eight unit 

apartment project, SUP-11-042, subject to specific conditions by a vote of 3-2 (2 absent). 
Significant public opposition was represented at the Planning Commission meeting.  

 
• August 8, 2011: The Special Use Permit SUP-11-042 was appealed by an adjacent 

property owner.  
 

• September 15, 2011: The appeal MISC-11-053 was reviewed and the project was sent 
back to the Planning Commission and the Historic Resources Commission by the Board 
of Supervisors for further reconsideration. Significant public opposition was represented 
at the Board of Supervisors meeting.  

 
• February 9, 2012: A revised development plan for two, two-family dwelling or duplex units 

(for a total of four dwelling units) was approved by the Historic Resources Commission. 
 

• August 17, 2012: A one-year extension for the two, two-family dwelling unit or duplex 
project was approved by staff. A Building Permit for the first of the two buildings is 
currently active and valid until February 2015. 

 
• October 10, 2013: Historic Resources Commission reviewed and approved a revised 

landscaping plan associated with the previously approved application for two, two-family 
dwelling or duplex units. This was initiated after historic trees were removed that had 
been proposed to remain on site as a part of the original approval. 
 

HISTORY: 
 
In 2010, the applicant began a process to gain approval of an eight-unit multi-family complex on 
the subject property. This included required approvals from the Historic Resources Commission 
(HRC) for demolition of the historic structure and for the architectural design of the new 
structures, the Planning Commission for a Special Use Permit to accommodate multi-family 
dwellings and a Right-of-Way Abandonment to abandon a portion of the existing public right-of-
way on the property. The Right-of-Way Abandonment also required approval from the Board of 
Supervisors. 
 
The original project proposed buildings of larger scale and massing than what is currently 
proposed, and included a parking lot with 16 spaces, some of which were covered. The Historic 
Resources Commission approved the proposed project with the conditions of approval 
recommended by staff as well as some additional conditions that were stipulated at the HRC 
meetings. 
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The Planning Commission approved the associated Special Use Permit and the Right-of-Way 
Abandonment subject to the conditions of approval recommended by staff.  
 
The Planning Commission’s approval was then appealed by an adjacent property owner, 
Alexander Kirsch, citing reasons that generally included the following: 
 

• The multi-family project would not conform to the Residential Office zoning requirements 
without the approval of a Special Use Permit. 
 

• The project did not conform to the Historic District purpose or development standards. 
 

• Approving a new multi-family use on the subject property sets an undesirable precedent 
in the Historic District. 
 

• The addition of multi-family dwellings versus the currently approved Residential Office 
uses will negatively impact rents in the Historic District. 
 

• The project did not adequately demonstrate that it met the open space requirements or 
the definition of open space as outlined in the Carson City Municipal Code. 
 

• Only two of the four property owners on the subject block agreed to the Right-of-Way 
Abandonment. 
 

• The “out-of-scale” buildings and asphalt parking lot would be the first thing that people 
would see upon entering the district and this would not encourage tourism or 
photography. 
 

• There were procedural errors in the Planning Commission notification that restricted 
public awareness of the proposed project, and subsequently limited potential public 
comment. 
 

• The applicant’s responses to the Interim Mixed Use Evaluation Criteria were erroneous 
and misleading. 

 
The appeal was heard by the Board of Supervisors and the project was referred back to the 
Planning Commission for additional review. Upon receiving a referral back to the Planning 
Commission, the applicant opted to modify the project to include only two, two-family dwelling 
units (duplexes) for a total of four units on the property, and to record a parcel map to split the 
property. Each parcel would include only two dwelling units, which is an allowed use in the 
Residential Office district and does not require the approval of a Special Use Permit. The revised 
project was reviewed and approved by the HRC in February 2012 with buildings of smaller scale 
to accommodate the reduced number of units. The appellant of the larger project, Alexander 
Kirsch, was not present at the meeting and did not submit written comments in favor or in 
opposition to the revised project. 
 
The applicant obtained a Building Permit in 2013 and demolished the historic structure in 
preparation for construction of the first of the duplex buildings. During demolition, the contractor 
also removed a number of historic trees that were represented to remain as a part of the HRC 
and Building Permit approvals. As a result, the applicant was ordered to stop work on the project 
and to appear before the HRC with a revised landscaping plan and to discuss the removal of the 
trees that had been represented to remain. A revised landscape plan was approved in October 
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2013 after two HRC meetings. The Building Permit for the first duplex remains valid until 
February 2015. 
 
The Right-of-Way Abandonment that was approved as a part of the original project also remains 
valid, although is scheduled to expire on August 19, 2014. The applicant has requested an 
extension of time on the Right-of-Way Abandonment and this request will be heard by the Board 
of Supervisors on August 7, 2014. 
 
DISCUSSION:   
 
The applicant is proposing to construct two multi-family building consisting of four units per 
building, or eight units total. Recognizing the concerns of various members of the public as well 
as several HRC, Planning Commission and Board members, the applicant has opted to propose 
the eight units within the existing footprints and structures approved by the HRC most recently 
for the two duplex buildings. The result is two buildings that are nearly identical to the buildings 
proposed for the duplexes, with some minor exceptions that will be explained elsewhere in this 
staff report. 
 
A Special Use Permit is required for the proposed project for the following reason: 
 

• Pursuant to Carson City Municipal Code, Section 18.04.110.3, Residential Office 
Conditions Uses, a multi-family dwelling requires the approval of a Special Use Permit. A 
multi-family dwelling is defined as a building designed and/or used to house three or 
more families living independently of each other. 

 
As mentioned above, the project includes eight multi-family units in two buildings on the subject 
property. Each building is proposed to have four, one-bedroom units, two on each floor. The unit 
size ranges from 636 square feet to 831 square feet and two units in each building include a one-
car garage, while the other two units have dedicated exterior on-site parking.  
 
Historic District  
 
The subject property is in the Carson City Historic District and the project has been before the 
HRC several times in various forms, with the most recent approval being for two duplex buildings 
with a Craftsman/Bungalow style of architecture that is compatible with the neighborhood and 
overall Historic District. 
 
The current eight-unit project is proposed to be accomplished within the building footprint and 
elevations that are currently approved by the HRC, with a few exceptions that are noted below: 
 

• Reduction to a one-car garage instead of a two-car garage on one side of each building 
• Addition of an exterior door on one side of each building 

 
To accommodate the higher number of units, the applicant will need to make some site 
modifications as well that include additional parking surface and modification of landscaping in 
areas where additional parking is necessary. Staff notes that any exterior modifications including, 
or in addition to, those outlined in this section will require approval by the HRC. The applicant 
elected to proceed with the Special Use Permit for the multi-family use prior to seeking 
modification to the previous HRC approval because of the minor nature of the proposed 
modifications. Staff finds this acceptable because it would be unnecessary to modify the HRC 
approval if the Special Use Permit is denied. Staff also feels it is important that the proposal for 
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increased density be heard by the Planning Commission first to make it clear that the HRC does 
not have jurisdiction over the density or use of a property within the Historic District. The Historic 
District is an overlay district that regulates the preservation, maintenance and protection of 
districts, sites, buildings and objects of significant historical, archaeological and cultural interest. 
 
The Zoning District is what governs the type of uses that are allowed within a certain area, 
whether they are permitted outright or conditional uses, and the location of a particular zoning 
district within the Historic District overlay has no bearing on whether the use is appropriate or 
not. 
 
Staff has recommended a condition of approval that the applicant obtain HRC approval of any 
site or exterior modifications prior to moving forward with the project. 
 
Proposed Multi-Family Use 
 
The subject property is located in the Residential Office zoning district. The intent of the 
Residential Office zoning district is to preserve the residential environment while providing an 
opportunity for select nonresidential uses.  A multi-family project, while more intense than a 
single family home, is considered a residential use and is appropriate in the Residential Office 
zoning district. The Special Use Permit allows staff to evaluate the project and recommend 
specific conditions of approval that would not necessarily be required in a multi-family zoning 
district to ensure that the project does not have detrimental impact to less intense uses in the 
vicinity.  
 
In the case of the proposed multi-family project, the subject property is immediately surrounded 
by multi-family or office uses on all sides with the exception of the two properties directly south 
on the Minnesota Street side. Staff does not believe that an additional multi-family use will be 
detrimental to the surrounding uses, as the area is clearly in transition away from single family 
residential to higher density, multi-family residential and commercial office uses. Please refer to 
the aerial that depicts surrounding uses attached to this staff report that shows the current uses 
of surrounding properties in relation to the proposed project. 
 
Staff would also like to point out that the Master Plan Designation for this property is Mixed-Use 
Residential. Per the Carson City Master Plan, Mixed Use Residential primary uses include a 
range of medium to high-density residential housing types, such as small lot single family 
residences, duplexes, patio homes, townhomes, apartments, condominiums and live-work units. 
The proposed project is consistent with the primary uses outlined in the Carson City Master Plan. 
 
The applicant has taken care, based on comments and concerns raised at various previous 
meetings, to ensure that the project maintains more of a single-family feel with its architecture 
and scale so that it will more suitably blend with its surrounding uses. 
 
Because the proposed project is a residential project located in a non-residential zoning district, 
the project must comply with criteria outlined in the Carson City Development Standards, Section 
1.18 – Residential Development Standards in Non-Residential Districts. These development 
standards are addressed below: 
 
1.18 Residential Development Standards in Non-Residential Districts. 
 
The following standards are intended to establish minimum standards and Special Use Permit 
review criteria for residential development within the Neighborhood Business (NB), Retail 



SUP-14-036 
812 N. Division Street Multi-Family 

July 30, 2014 
Page 10  

Commercial (RC), General Commercial (GC), Residential Office (RO) and General Office (GO) 
zoning districts.  Multi-family dwellings are a conditional use in the Residential Office zoning 
district. 
 
1. Permitted uses.  Residential uses are only allowed as permitted by Chapter 18.04, Use 

Districts, as a primary or conditional use in the applicable zoning districts.   
 
 As discussed above, there is a diverse group of uses in this area of Carson City including 

office uses, commercial uses, multi-family residential uses and single family residential 
uses.  

 
2. Maximum permitted density.  There is no maximum residential density within non-

residential zoning districts subject to meeting the height, setback, parking and open 
space requirements of this chapter. 

 
 The proposed project satisfies the setback, parking, open space and height requirements 

outlined in the Residential Office zoning district. Setbacks, parking and open space will 
be discussed in more detail in following sections under this development standard criteria 
evaluation. 

 
3. Maximum building height shall be the maximum height established by the zoning district 

in which the project is located. 
 
 The maximum building height in the Residential Office zoning district is 35 feet. The 

height of the proposed structures is 27 feet, which is below the maximum height 
requirement. 

 
4. Setbacks.  Minimum setbacks shall be those established by the zoning district in which 

the project is located, subject to the following: 
 

a. In the NB, RC, GC and GO zoning districts, a minimum setback of 20 feet is 
required adjacent to a residential zoning district, with an additional 10 feet for 
each story above one story if adjacent to a single-family zoning district. 

 
 The property is not adjacent to a residential or single family zoning district and is 

not located in one of the district specifically listed above. The project is required to 
adhere to the minimum setback requirements in the Residential Office zoning 
district which includes 10 feet on the front, side and street side, and 20 feet in the 
rear. 

 
    b. A minimum setback of 10 feet is required from the right-of-way of an arterial street 

as identified in the adopted Transportation Master Plan, excluding the Downtown 
Mixed-Use area. 

 
  The project is not located on an arterial street as identified in the adopted 

Transportation Master Plan.  
  
 Staff notes that the applicant has an approved Right-of-Way Abandonment that will allow 

for the project to meet all requirements, including minimum setbacks, upon completion of 
the Right-of-Way Abandonment conditions of approval. The applicant’s Special Use 
Permit application refers to a variance request for setbacks but the request has since 
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been withdrawn, as the applicant has decided to move forward with the Right-of-Way 
Abandonment. 

 
5. Required parking: Two spaces per dwelling unit; and in compliance with the Development 

Standards Division 2, Parking and Loading. 
 
 Per Carson City Development Standards, Division 2.2, all single family, two-family and 

multi-family residential dwelling units require two parking spaces per unit and this is 
consistent with the required parking under this section as well. However, Division 2.2 (H) 
also states that upon submittal of accredited documentation (for example, the latest 
version of the Institute of Transportation Engineers (ITE) Parking Manual), the Director 
may modify the parking requirements specified in Division 2.2, or may request 
Commission approval of such a modification.  

 
 The minimum parking requirement without accredited documentation is 16 spaces for this 

project. The applicant has submitted a Residential Development Parking Study 
completed by a traffic engineer with Sierra Transportation Engineers (STE). This study 
indicates that, based on the proposed use per the ITE Manual, 1.2 parking spaces per 
unit are adequate for the multi-family project. This proposal would reduce the required 
parking to 10 total spaces for the project. Staff agrees that a reduction is appropriate 
given the size of the proposed units and the fact that each unit is one bedroom. However, 
staff does not support 10 spaces as that leaves little on-site parking for guests or second 
vehicles if more than one adult resident lives in one or more of the units. Staff 
recommends that 1.5 spaces per unit be allowed for the proposed project for a total of 12 
spaces. One space per building would be required to be wide enough for handicap 
accessibility. Staff’s basis recognizes the data from the ITE Manual, the size of the 
individual units and the fact that on-street parking is available and very common in this 
area of Carson City. The parking study is attached for additional reference. 

 
 The configuration of the parking is spread out over the project, rather than together as 

one large parking lot. This addresses previous concerns of surrounding residents and 
lends itself to more of a single family residential feel. A site plan showing the parking for 
the entire project is attached for review. Parking spaces meet the minimum width 
requirement of nine feet and only the spaces within the garages are proposed to be 
covered. Carports are not proposed. Staff has recommended a condition of approval that 
a landscape island be provided to visually break up the large surface area of the driveway 
on the Ann Street side. The applicant’s site plan shows a landscape island as requested 
by staff.  

 
6. Open Space.   
 

a. A minimum of 150 square feet per dwelling unit of common open space must be 
provided.  For projects of 10 or more units, areas of common open space may 
only include contiguous landscaped areas with no dimension less than 15 feet, 
and a minimum of 100 square feet per unit of the common open space area must 
be designed for recreation, which may include but not be limited to picnic areas, 
sports courts, a softscape surface covered with turf, sand or similar materials 
acceptable for use by young children, including play equipment and trees, with no 
dimension less than 25 feet. 
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b. A minimum of 100 square feet of additional open space must be provided for each 
unit either as private open space or included in the common open space area.   

 
c. Front and street side yard setback areas may not be included toward meeting the 

open-space requirements.   
 
The proposed multi family project is required to provide a minimum of 2,000 square feet 
of open space. The project exceeds this minimum requirement at 1,017 square feet of 
common open space per building (2,034 square feet total), without encroaching into any 
setback areas, including the rear yard setbacks. Rear yard setbacks may be counted 
toward the total, but the applicant has elected to show that the project meets the 
minimum requirements without the rear setbacks to demonstrate that additional common 
open space beyond the minimum requirements is provided.  Private open space is also 
provided with private patios and decks. The private open space square footage is not 
included in the overall calculation. 
 
The applicant intends to utilize the existing landscape plan approved by the HRC to the 
greatest extent possible to accommodate this project, and that landscape plan is attached 
for additional review. It shows a large turf area proposed as a part of the common open 
space, which allows adequate space for any children of future tenants to play without the 
risk of hazards typically associated with front yards. The currently approved landscape 
plan and a site plan with the common open space clearly depicted is attached for 
reference. 

 
7. Landscaping.  Landscaping shall comply with the Carson City Development Standards 

Division 3, Landscaping. 
 

All landscaping of the proposed project is required to comply with the Carson City 
Development Standards, Division 3 - Landscaping and staff has recommended a 
condition of approval to that effect. The currently approved landscape plans are required 
to be modified as needed to comply with Development Standards, Division 3 – 
Landscaping and to accommodate the additional parking areas. Modification of the 
landscaping plans will also require approval by the HRC. 

 
8. Special Use Permit review standards.  Where a residential use is a conditional use within 

a given zoning district, the Planning Commission shall make two of the following findings 
in the affirmative in the review of the Special Use Permit in addition to the required 
findings of Section 18.02.080 of the Carson City Municipal Code:   

 
a. The development is not situated on a primary commercial arterial street frontage. 
 
 The proposed project is not a primary commercial arterial street. 

 
b. The development is integrated into a mixed-use development that includes 

commercial development. 
 
 The project is not integrated into a mixed-use development that includes 

commercial development. The property is, however, part of an overall mixed-use 
neighborhood that has single family residential, multi-family residential and office 
and commercial uses. 
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c. The applicant has provided evidence that the site is not a viable location for 
commercial uses.   

 
 The applicant has not provided evidence that the site is not a viable location for 

commercial uses as a part of the current application. Staff notes, however, that an 
argument could be made for either multi-family or office uses for the subject 
property given the current surrounding uses. 

 
d. The site is designated Mixed-Use Commercial, Mixed-Use Residential or Mixed-

Use Employment on the Master Plan Land Use Map and the project meets all 
applicable mixed-use criteria and standards. 

   
 The site is designated as Mixed-Use Residential in the Carson City Master Plan, 

meets the primary use and characteristics outlined in the Mixed-Use Residential 
section of the Master Plan and meets the Interim Mixed-Use Criteria. 

 
With the recommended conditions of approval, the applicant has made the findings to grant 
approval. The Planning Division staff is in support of this Special Use Permit application. 
Therefore, staff recommends, that the Planning Commission approve SUP-14-036 based on the 
required findings as noted on the following pages.   
 
PUBLIC COMMENTS: Public notices were mailed to 33 adjacent property owners within 300 
feet of the subject site on July 11, 2014. As of 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 July 30, 
2014, depending on the date of submission of the comments to the Planning Division. 
 
OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: The following comments 
were received by various city departments.  Recommendations have been incorporated into the 
recommended conditions of approval, where applicable. 
 
Building Division:   
 
1. Where there are four or more dwelling units or sleeping units intended to be occupied as 

a residence in a single structure, every dwelling unit and sleeping unit intended to be 
occupied as a residence shall be a Type B unit per Section 1107.6.2.1.2, 2012 IBC. (The 
exception to this section is applicable.) 
 

2. Provide accessible parking for each structure per Section 1106.2, 2012 IBC. 
 
3. Refer to other applicable sections in Chapter 11 of the 2012 IBC for additional 

requirements. 
 

4. Commercial submittals shall show compliance with the following codes, and adopted 
amendments: 
• 2012 International Building Code 
• 2009 International Energy Conservation Code 
• 2012 International Fire Code 
• 2012 Uniform Mechanical Code 
• 2012 International Mechanical Code 
• 2012 Uniform Plumbing Code 
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• 2011 National Electrical Code 
• 2009 ICC/ANSI A117.1 (For accessible design) 
• 2011 Northern Nevada Amendments 
• 2012 Northern Nevada  Amendments 

 
5. 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. 
 

6. As a part of a submittal, provide a separate plan sheet, which clearly shows the 
Accessible Route / Exit Discharge Plan. The Accessible Route / Exit Discharge Plan 
shall have the following minimum information from the accessible entrance of the facility 
to the public right of way. (’12 IBC Section 1007, 1104.1 & ICC/ANSI A117.1-2009 
Chapter 4 & 5): 
• Indicate accessible route surface 
• Indicate accessible route slope 
• Indicate accessible route width (Minimum width is 36 inches; however, if the 

wheelchair is near a drop or change in elevation, a guard will be required. (ICC/ANSI 
A117.1 2009 Section 403.5 & Table 403.5)) 

• Indicate accessible route turn radius 
• Indicate all accessible ramps, with a dimensioned cross section details showing slope 

& guardrails (where applicable) 
• Indicate the location and type of the detectable warning surface at curb ramps, island 

or cut-through medians (ICC/ANSI A117.1-2009 Sections 406.13, 406.14 & 705) 
• Indicate all accessible parking, with signage 
• Indicate location of all building and site accessible signage, with an elevation view to 

verify compliance with required text, height, etc. 
 

NOTE: The Accessible Route / Exit Discharge Plan shall clearly show the accessible 
route from the accessible entrance of the facility to the accessible parking, public streets 
and sidewalks – as applicable to the site. (’12 IBC 1007.2, 1023.6, & 1104.1) 

 
7. As a part of the submittal, include a complete “Architectural Design Analysis”, which shall 

include a complete breakdown of the allowable area and height versus the actual area 
and height.  

 
Fire Department:   
 
The project will be required to follow the 2012 International Fire Code with Northern Nevada 
Amendments. Since the project is changing from R-3 duplex to R-2 apartment, fire sprinklers are 
required. 
 
Engineering Division:    
 
1. All construction and improvements must meet the requirements of Carson City and State 

of Nevada Codes and Development Standards. 
 

2. All requirements set forth in the Conditions of Approval for the right of way abandonment 
for this project also apply to this Special Use Permit. 
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3. The City has agreed to fund 50% of the cost of the replacement of the 5” clay sewer main 
in Ann St. up to $20,000. This is subject to Board of Supervisors approval. 
 

4. The sewer main in Ann St. and the laterals to the subject property must be replaced. 
 

5. Sight distance issues for vehicles must be addressed with the construction drawings. 
 
Health and Human Services: 
 
No comments.  

 
Environmental Control Authority:   
 
No comments received. 
 
FINDINGS: Staff's recommendation is based upon the findings as required by CCMC Section 
18.02.080 (Special Use Permits) enumerated below and substantiated in the public record for the 
project. 
 
1. Will be consistent with the master plan elements. 
 

Chapter 3:  A Balanced Land Use Pattern, Goal 1.2 – Promote Infill and 
Redevelopment Areas 

 
The subject property is located in Redevelopment Area No. 1, which is considered a High 
Priority Area. The property once housed a vacant, deteriorated single family structure. 
The applicant received approval from the HRC to demolish the structure and has 
proposed various multi-family residential projects in its place. The currently proposed 
multi-family project provides residential infill in an area that has a mix of uses including 
single family residential, multi-family residential, office and commercial. The addition of 
this new multi-family project will help to meet the City’s goal to maintain a balanced land 
use pattern and meets the goal to promote infill within priority redevelopment areas.   

Chapter 5:  Economic Vitality, Goal 5.6 – Promote Downtown Revitalization 

The proposed multi-family project is making use of an underutilized, vacant property and 
will provide for additional housing in and around the downtown, consistent with the 
Master Plan goal to encourage a variety of multi-family residential options, and establish 
a mixed-use environment in the downtown area. This well-designed residential project will 
also help to meet the goal to promote the perception that downtown is a safe, vibrant and 
inviting urban neighborhood. 

 
Chapter 6:  Livable Neighborhoods and Activity Centers, Goal 6.2 – Promote 

Compatible Infill and Redevelopment 

The proposed project meets to goal to ensure that infill and redevelopment is of a scale 
and character that is compatible with and enhances the surrounding development 
context. The applicant proposed an appropriate density consistent with the surrounding 
neighborhood, uses similar setbacks and lot coverage to other properties in the vicinity 
and has provided mass, scale and architecture that is compatible with the surrounding 
uses and the overall Historic District. 
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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.   

 
The proposed multi-family project will not be detrimental to the use, peaceful enjoyment, 
economic value or development of surrounding properties or the general neighborhood. 
The applicant is proposing a use that is consistent with the mixed use nature of the 
neighborhood and has provided buildings that are compatible in scale and nature to 
existing structures in the area. The applicant has also configured the project to ensure 
that it has adequate parking, open space and landscaping to meet minimum 
requirements in a way that is not offensive or inconsistent with the context of the 
neighborhood. The multi-family residential use proposed will not cause any more noise, 
vibrations, fumes, odors, dust, glare or physical activity than those similar multi-family 
uses that already exist on adjacent properties. 

 
3.  Will have little or no detrimental effect on vehicular or pedestrian traffic.  
 

There will be an increase of traffic due to the proposed increase of density associated 
with the project. However, staff believes that the amount of additional traffic generated by 
eight residential units will have minor impacts on traffic and pedestrian facilities. Staff 
notes that the applicant is required to construct sidewalk along the frontage of the entire 
project and this will promote pedestrian connectivity in the area. 

 
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 proposed project will not have a significant impact on nearby schools and is unlikely 
to have many children as all the units in the project are one bedroom only. Water and 
sewer services are available in the immediate vicinity and currently serving the subject 
site. The Engineering Division has recommended a condition of approval that the 
applicant replace the sub-standard sewer main in Ann Street adjacent to the project. 
Roadways will not be significantly impacted by the addition of eight units and public 
services are not anticipated to be negatively impacted by this small number of additional 
residences. 

 
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 purpose of the Residential Office zoning district is to preserve the desirable 
characteristics of the residential environment insofar as possible while permitting 
selected, nonresidential uses; to promote the development of offices in appropriately 
located areas in the vicinity of commercial zones and multiple family residential zones, 
along major thoroughfares, or in other portions of the city in conformity with the Master 
Plan; and to preserve adequate usable open space for the benefit of the occupants within 
the area and to ensure appropriate development of sites occupied by other uses in a 
manner comparable to and harmonious with the residential uses in the area or district. 
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Multi Family is a conditional use in accordance with Title 18.04.110.3 Residential Office 
Conditional Uses and requires a Special Use Permit.  With the approval of this Special 
Use Permit and recommended conditions of approval, the project will meet the definition 
and specific standards required to support this use in the Residential Office zoning 
district. 

 
6. 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 surrounding mix of uses, and all City standards and requirements 
must be met in association with site and building improvements. 

 
7. Will not result in material damage or prejudice to other property in the vicinity.  
 

The project has been designed based on comments and concerns voiced by surrounding 
property owners during previous approval processes. The proposed multi-family use is 
consistent with other multi-family uses in the vicinity, and lends itself to the mixed-use 
nature that currently exists in the neighborhood. The buildings have been scaled to a 
level that is compatible with the surrounding neighborhood and architecture has been 
taken into consideration to blend with the surrounding neighborhood and Historic District. 
Staff does not believe this project will result in the material damage or prejudice to other 
property in the vicinity. 

 
Attachments: 
 Surrounding Uses Aerial 

Parking Study 
Currently Proposed Site Plan with Parking and reconfigured sidewalks 
Currently Proposed Site Plan with depicted Open Space Area 
Previously Approved Landscape Plan  

 Interim Mixed-Use Evaluation Criteria 
 Building Division Comments  
 Fire Department Comments 
 Engineering Division Comments  
 Health and Human Services Comments 
 Application (SUP-14-036) 
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