
 STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF MARCH 27, 2019 
 
FILE NO:  SUP-18-178       AGENDA ITEM:  E-1  
 
STAFF CONTACT:  Hope Sullivan, Planning Manager 
 
AGENDA TITLE:  SUP-18-178 For Possible Action:  Discussion and possible action 
regarding a Special Use Permit for eight apartment buildings with 143 total dwelling 
units. The subject property is located in the Retail Commercial zoning district at 4530 
and 4580 Cochise Street, APN’s 009-265-01, -02, -03, 009-287-06 and -07. (Hope 
Sullivan, hsullivan@carson.org)   
 
STAFF SUMMARY: The applicant is seeking approval to construct 143 apartments 
consisting of 27 one bedroom, 100 two bedroom and 16 three bedroom units. There will 
be 76 garages and 196 surface parking spaces, a club house and a swimming pool.  The 
Planning Commission has the authority to approve a Special Use Permit. 
 
RECOMMENDED MOTION: I move to approve SUP-18-178, based on the ability to make the 
required findings, and subject to the conditions of approval.  
 
 
VICINITY MAP: 
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RECOMMENDED CONDITIONS OF APPROVAL:  
 
1. All development shall be substantially in accordance with the attached site development 

plan. 
 

2. All on and off-site improvements shall conform to City standards and requirements. 
 

3. The use for which this permit is approved shall commence within twelve (12) months of 
the date of final approval. A single, one (1) year extension of time must be requested in 
writing to the Planning and Community Development Department thirty (30) days prior to 
the one (1) year expiration date.  Should this permit not be initiated within one (1) year 
and no extension granted, the permit shall become null and void. 

 
4. The applicant must sign and return the Notice of Decision for conditions of approval within 

ten (10) days of receipt of notification. If the Notice of Decision is not signed and returned 
within ten (10) days, then the item may be rescheduled for the next Planning Commission 
meeting for further considerations. 

 
5. An exhibit demonstrating compliance with the open space requirements, and an exhibit 

indicating programing of open space areas shall be included in the application for a site 
improvement permit.  On site programming must be designed to meet the needs of the 
residents. 

 
6. The club house and swimming pool must be completed prior to the issuance of a 

Certificate of Occupancy for the second apartment building. 
 
7. As part of the site improvement permit application, the applicant shall submit a detailed 

landscape plan demonstrating compliance with both Division 3 and Division 7 of the 
Development Standards.  The landscape plan shall include a six foot solid wall and dense 
landscaping that will reach a maturity height of at least six feet along the southern 
property line.  The landscape plan shall also include the proposed streetscape design 
along Cochise Street. 
 

8. The wall and landscaping along the southern property line must be installed prior to 
issuance of a certificate of occupancy on the first building. 
 

9. A photometric survey will be submitted with the site improvement plans demonstrating 
that lighting is not spilling over onto residential properties or onto Voltaire Street. 
 

10. The Special Use Permit is only approved if the applicant obtains approval from the Board 
of Supervisors to abandon Willow Street. 
 

11. The public storm drain on the west side of the site that must be perpetuated to the east.  
This would ideally remain in City right-of-way.  City storm mains must be extended to the 
NDOT channel as is proposed. 

 
12. Half street improvements will be required along the W Overland frontage and Voltaire 

Street frontage to meet the standard detail for Roadway Section Urban Streets. Street 
improvements along the Cochise frontage will be required to meet the standard detail for 
a 3-lane urban collector with center two-way turn lane, bike lanes and no parking. 

13. The sewer main must be extended up W Overland St. to Voltaire St. 
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14. A water main connecting the main in Voltaire St. and Cochise St. will be required in 
Overland St.  This will require a pressure relief valve (PRV) in Overland. 

 
15. Prior to the issuance of a construction permit, the applicant shall enter into an 

improvement agreement to pay for 7% of the cost required to install a traffic control signal 
at S. Carson Street/Appion Way, in an amount not to exceed $84,000. The surety for this 
agreement must be in the form of cash, and shall be used by the City to pay for the 
design/construction of a traffic control signal or traffic control device, or held for a period 
of no less than 15 years. If the funds are not utilized for said traffic control signal within 15 
years, the cash shall be released. 

 
16. In accordance with Carson City Development Standards, A water main analysis must be 

submitted with the construction plans. The capacity of the booster pump station must be 
analyzed with this submittal. 
 

17. Drive aisles in parking areas must meet Carson City Standard Detail for drive aisle width. 
 

18. Water mains must have an appropriate backflow preventer located at the property line. 
 

19. All retaining walls greater than 4 feet in height must be engineered and meet 
geotechnical recommendations. 
 

20. The erosion control plan sheet must detail how dust and stormwater erosion will be 
prevented. 
 

21. Care must be taken to minimize sewer slopes to ensure that maximum velocities are not 
surpassed. 
 

22. Parking lot stalls are not in compliance with City standards. Parking lot will need to 
adhere to all City approved details and development standards. 

 
23. The current site layout connects two pressure zones.  These pressure zones must remain 

isolated and the water main analysis must be updated as necessary. 
 
24. Water meters should be located as close to the property line as is practicable. 
 
25. A technical drainage study must be submitted with the site improvement plans.  The 

technical drainage study must give calculations for sizing of all culverts, storm drains and 
rip rap.   
 

26. The Carson City Unified Pathways Master Plan (UPMP) identifies Cochise Street for on-
street bike lanes.  The applicant will be required to provide on-street bike lanes in the 
design for their half street frontage improvements and these improvements need to be 
coordinated with any Development Engineering requirements for Cochise Street. 

 
27. Chapter 7 in the UPMP provides the City’s sidewalk policies and implementation 

strategies for pedestrian connectivity within the development and between the project site 
and the City’s existing sidewalk system. The design for the project’s internal sidewalk 
system, including pedestrian cross walks must be approved by Development Engineering 
and the Parks, Recreation & Open Space Department. 

 
28. The Carson City Parks and Recreation Master Plan identifies the need for a park in 

Neighborhood #9.  The applicant will be required to identify what additional outdoor 
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recreation amenities (besides the clubhouse and pool) that are being provided for the 
development’s residents.  These additional amenities (ex. picnic tables, grills, shade 
structure, benches) will be evaluated during the development of the site implementation 
plans.  The applicant will be required to demonstrate that these outdoor amenities can 
sufficiently address the development’s recreational needs for its resident’s 
demographics.  The Parks, Recreation & Open Space Department will evaluate these 
amenities to confirm that the development will not be increasing the need for additional 
recreation amenities in the adjacent neighborhood.  
 

29. The development will be subject to the collection of Residential Construction Tax (RCT), 
compliant with the Nevada Revised Statutes and Carson City Municipal Code (CCMC 
15.60). 

 
30. The applicant will be required to maintain the project’s proposed clubhouse, pool, and 

any outdoor recreational amenities in perpetuity.  
 
31. The applicant will be required to maintain all common landscape and open space areas 

within the development, including any landscaping in the street(s) right-of-ways. 
 
32. The applicant will be required to incorporate “best management practices” into their 

construction documents and specifications to reduce the spread of noxious weeds.  The 
Parks, Recreation & Open Space Department is willing to assist the applicant with this 
aspect of their project. 

 
33. Carson City is now Bee Friendly USA City #76.  As a result, the applicant shall use 

approximately 50% pollinator friendly plant material for any required landscape or open 
space areas on the project site.  The Parks, Recreation & Open Space Department is 
willing to provide the applicant’s design team with a recommended tree and shrub 
species list.    Also, the project’s remaining landscape plant material selection needs to 
be consistent with the City’s approved tree species list or other tree species, as approved 
by the City.   
 

34. The site improvement plans shall include construction of All-Way Stop controls at the 
Cochise Street / Appion Way intersection.  This improvement must be constructed prior to 
the first certificate of occupancy. 
 

35. The site improvement plans shall include striping a crosswalk on the south leg of the 
Cochise Street / Overland intersection to increase pedestrian safety to/from the project.  
This crosswalk must be completed prior to the first certificate of occupancy. 
 

 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), CCMC 18.04.130 (Retail 
Commercial (RC); Development Standards 1.18 (Residential development standards in non-
residential districts) 
 
MASTER PLAN DESIGNATION:  Community Regional Commercial (C/RC) 
 
PRESENT ZONING:  Retail Commercial (RC) 
 
KEY ISSUES: Will the proposed Multi-Family Apartments be compatible with the surrounding 
neighborhood and be in keeping with the standards of the Carson City Municipal Code?  
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SURROUNDING ZONING AND LAND USE INFORMATION:  
EAST: General Commercial (GC)/ Commercial Development 
WEST: Single Family One Acre (SF1A) / Single Family Residential and Vacant 
SOUTH: Single Family One Acre (SF1A) and Retail Commercial (RC) / Single Family Residential 
and vacant 
NORTH: Single Family One Acre and Retail Commercial (approved for Multi-Family Apartment 
Planned Unit Development) / Vacant 
 
ENVIRONMENTAL INFORMATION: 
FLOOD ZONE: Zone X (Areas of minimal flooding)   
EARTHQUAKE FAULT:  Moderate, zone 3 
SLOPE/DRAINAGE: Site is not considered Hillside 
 
SITE DEVELOPMENT INFORMATION: 
LOT SIZE (acres): 6.67 acres 
NUMBER OF UNITS: 143 units – 27 one bedroom, 100 two bedroom, 16 three bedroom 
PARKING: 272 spaces (1.9 per space) 
VARIANCES REQUESTED: None  
   
PREVIOUS REVIEW:  
 
ZMA-18-156: Amendment to the zoning map to zone the property Retail Commercial 
 
DISCUSSION:   
The proposed project is subject to a Special Use Permit because Multi-Family Dwellings are a 
conditional use in the Retail Commercial zoning district.  Note that in addition to meeting the 
requirements in the Retail Commercial zoning district, the development must also comply with 
the provisions of 1.19 of the Development Standards (Residential Development Standards in 
Non-Residential Districts).  
 
The subject property is 6.67 acres, comprised of five lots and a portion of Willow Street.  The 
subject property has frontage on Voltaire Street, West Overland Street, and Cochise Street.  
There is currently a single family home on the property, which is proposed to be demolished.  
The development relies on the abandonment of a portion of Willow Street, and the applicant has 
submitted an application to abandon a portion of Willow Street.  Staff has included a condition of 
approval that the Special Use Permit is not in effect until the applicant obtains Board approval of 
the abandonment of Willow Street.  Due to a topographical change, Willow Street does not 
connect to Voltaire Street. 
 
The applicant proposes to take access from Cochise Street and West Overland Street.  Cochise 
Street is designated by the Regional Transportation Commission as a collector.   
 
The applicant is proposing landscaping along the Cochise Street frontage that will duplicate the 
streetscape on the east side by utilizing the same columnar deciduous street tree layout with 
evergreen trees to frame the driveway access points.  Per the applicant, “duplicating this 
landscape concept will create a uniform street theme along this portion of Cochise Street.” 
 
The applicant is proposing a 143 unit apartment complex consisting of 27 one bedroom units, 
100 two bedroom units, and 16 three bedroom units.  Buildings are proposed to be three stories, 
with an overall height of 35 feet.  Note the RC zoning district allows for a height of 45 feet.  In 
general, the design will include a garage on the first floor, with the living units on the second and 
third floors.  Building materials will be stucco (colors: ivory mist and wild truffle) and six inch 
horizontal cement fiber siding painted “mulled cider.” 
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There are proposed to be 76 garage parking spaces, and 196 surface spaces, yielding 1.9 
spaces per unit.  This formula is consistent with the parking requirements for apartments 
published by the Institute of Transportation Engineers.   
 
The applicant proposes 1.94 acres of open space, where .82 acres is required based on the unit 
count.  The applicant is proposing a swimming pool, a club house, and a recreation area.  The 
site includes an interconnected pathway system to make access to the community facilities 
convenient. 
 
PUBLIC COMMENTS: Public notices were mailed to 36 property owners within 600 feet of the 
subject site (minimum distance required 600 feet) on March 12, 2019.  As of the writing of this 
report, two letters in opposition have been received. Any comments that are received after this 
report is completed will be submitted to the Planning Commission prior to or at the meeting on 
March 27, 2019, depending on the date of submission of the comments to the Planning Division. 
 
OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS:  
Plans were routed to various City agencies, and the following comments were received. 
 
Fire Department 
1. Project must comply with the 2018 IFC and northern Nevada fire code amendments. 

 
2. Sheet C1.0 and page labeled “preliminary site map” in section 3 conflict.  Sheet C1.0 

road and drive aisles are compliant but the one labeled “preliminary site plan” is not. 
 

3. The hydrant spacing shown doesn’t comply with fire code requirements: spacing on W. 
Overland is too far apart per IFC Appendix C, hydrant spacing to various buildings 
doesn’t comply with IFC 507.5.1. 
 

4. IFC Appendix C102.2 as amended requires an FDC within 100’ of a fire hydrant.  Those 
hydrants are not shown. 
 

5. SUP application has incorrect APN numbers. 
 

Engineering Department 
The Engineering Division has no preference or objection to the special use request provided that 
the following conditions are met: 
• The applicant must obtain Board approval of abandonment of right way shown in 

application AB-157. 
 

• There is a public storm drain on the west side of the site that must be perpetuated to the 
east.  This would ideally remain in City right-of-way.  City storm mains must be extended 
to the NDOT channel as is proposed. 
 

• Half street improvements will be required along the W Overland frontage and Voltaire 
Street frontage to meet the standard detail for Roadway Section Urban Streets. Street 
improvements along the Cochise frontage will be required to meet the standard detail for 
a 3-lane urban collector with center two-way turn lane, bike lanes and no parking. 

• The sewer main must be extended up W Overland St. to Voltaire St. 

• A water main connecting the main in Voltaire St. and Cochise St. will be required in 
Overland St.  This will require a PRV in Overland. 
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• The applicant shall be responsible to enter into an improvement agreement to pay for 7% 

of the cost required to install a traffic control signal at S. Carson Street/Appion Way, in an 
amount not to exceed $84,000. The surety for this agreement must be in the form of 
cash, and shall be used by the City to pay for the design/construction of a traffic control 
signal or traffic control device, or held for a period of no less than 15 years. If the funds 
are not utilized for said traffic control signal within 15 years, the cash shall be released. 
 

• In accordance with Carson City Development Standards, A water main analysis must be 
submitted with the construction plans. The capacity of the booster pump station must be 
analyzed with this submittal. 

 
ENGINEERING DISCUSSION: 
The Engineering Division has reviewed the application within our areas of purview relative to 
adopted standards and practices and to the provisions of CCMC 18.02.080, Conditional Uses.  
The Engineering Division offers the following discussion: 
 
C.C.M.C. 18.02.080 (5a) - Master Plan 
The request is not in conflict with any Engineering Master Plans.    
 
C.C.M.C. 18.02.080 (5b) – Use, Peaceful Enjoyment, Economic Value, Compatibility 
Development Engineering has no comment on this finding. 
 
C.C.M.C. 18.02.080 (5c) - Traffic/Pedestrians 
The existing infrastructure and proposed drive aisles are sufficient to provide safe access and 
circulation if conditions are met. Per MUTCD 2009, Section 4c.04 Warrant 3, Peak Hour, the 
need for a traffic control signal shall be considered if all 3 conditions exist under subsection 3.A. 
All three conditions are met per the submitted traffic peak volumes for 2040 at the intersection of 
Carson St and Appion Way.  The peak hour impacted traffic by this proposed development as 
documented in the Traffic Impact Analysis indicates an increase of 7 peak-hour vehicles on the 
same minor street approach (Appion Way). This represents 7% of the volume warrant given in 
4C.04, Figure 4C-4 (https://mutcd.fhwa.dot.gov/htm/2009/part4/part4c.htm).  The cost of a traffic 
signal at this location is currently estimated at $1,200,000.  Prior to issuance of a development 
permit, the applicant shall be responsible to enter into an improvement agreement to pay for 7% 
of the cost required to install a traffic control signal or traffic control device at S. Carson 
Street/Appion Way, in an amount not to exceed $84,000. The surety for this agreement must be 
in the form of cash, and shall be used by the City to pay for the design/construction of a traffic 
control signal or other traffic control device, or held for a period of no less than 15 years. If the 
funds are not utilized for said traffic control signal within 15 years, the cash shall be released.  
 
C.C.M.C. 18.02.080 (5d) - Public Services 
Existing facilities appear to be adequate for this project.  The following should be addressed with 
the site improvement plan submittal in accordance with the Carson City Development 
Standards.: 

• Drive aisles in parking areas must meet Carson City Standard Detail for drive aisle width. 
 

• Water mains must have an appropriate backflow preventer located at the property line. 
 

• All retaining walls greater than 4 feet in height must be engineered and meet 
geotechnical recommendations. 
 
 

• The erosion control plan sheet must detail how dust and stormwater erosion will be 

https://mutcd.fhwa.dot.gov/htm/2009/part4/part4c.htm
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prevented. 
 

• Care must be taken to minimize sewer slopes to ensure that maximum velocities are not 
surpassed. 
 

• Parking lot stalls are not in compliance with City standards. Parking lot will need to 
adhere to all City approved details and development standards. 

 
• The current site layout connects two pressure zones.  These pressure zones must remain 

isolated and the water main analysis must be updated as necessary. 
 

• Water meters should be located as close to the property line as is practicable. 
 

• A technical drainage study must be submitted with the site improvement plans.  The 
technical drainage study must give calculations for sizing of all culverts, storm drains and 
rip rap.   

 
C.C.M.C. 18.02.080 (5e) – Title 18 Standards 
Development Engineering has no comment on this finding. 
 
C.C.M.C. 18.02.080 (5f) – Public health, Safety, Convenience, and Welfare 
The project meets engineering standards for health and safety.   
 
C.C.M.C. 18.02.080 (5g) – Material Damage or Prejudice to Other Property 
Development Engineering has no comment on this finding. 
 
C.C.M.C. 18.02.080 (5h) – Adequate Information 
The plans and reports provided were adequate for this analysis. 
   
Parks Department 
1. The Carson City Unified Pathways Master Plan (UPMP) identifies Cochise Street for on-

street bike lanes.  The applicant will be required to provide on-street bike lanes in the 
design for their half street frontage improvements and these improvements need to be 
coordinated with any Development Engineering requirements for Cochise Street. 
 

2. Chapter 7 in the UPMP provides the City’s sidewalk policies and implementation 
strategies for pedestrian connectivity within the development and between the project site 
and the City’s existing sidewalk system. The design for the project’s internal sidewalk 
system, including pedestrian cross walks must be approved by Development Engineering 
and the Parks, Recreation & Open Space Department. 
 

3. The Carson City Parks and Recreation Master Plan identifies the need for a park in 
Neighborhood #9.  The applicant will be required to identify what additional outdoor 
recreation amenities (besides the clubhouse and pool) that are being provided for the 
development’s residents.  These additional amenities (ex. picnic tables, grills, shade 
structure, benches) will be evaluated during the development of the site implementation 
plans.  The applicant will be required to demonstrate that these outdoor amenities can 
sufficiently address the development’s recreational needs for its resident’s 
demographics.  The Parks, Recreation & Open Space Department will evaluate these 
amenities to confirm that the development will not be increasing the need for additional 
recreation amenities in the adjacent neighborhood.  
 

4. The development will be subject to the collection of Residential Construction Tax (RCT), 
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compliant with the Nevada Revised Statutes and Carson City Municipal Code (CCMC 
15.60). 
 

5. The applicant will be required to maintain the project’s proposed clubhouse, pool, and 
any outdoor recreational amenities in perpetuity.  

 
6. The applicant will be required to maintain all common landscape and open space areas 

within the development, including any landscaping in the street(s) right-of-ways. 
 
7. The applicant will be required to incorporate “best management practices” into their 

construction documents and specifications to reduce the spread of noxious weeds.  The 
Parks, Recreation & Open Space Department is willing to assist the applicant with this 
aspect of their project. 

 
8. Carson City is now Bee Friendly USA City #76.  As a result, the applicant shall use 

approximately 50% pollinator friendly plant material for any required landscape or open 
space areas on the project site.  The Parks, Recreation & Open Space Department is 
willing to provide the applicant’s design team with a recommended tree and shrub 
species list.    Also, the project’s remaining landscape plant material selection needs to 
be consistent with the City’s approved tree species list or other tree species, as approved 
by the City.   

 
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 objectives of the Master Plan elements. 

 
The requested development is consistent with the concept of a Compact and Efficient Pattern of 
Growth (Guiding Principle 1.)  Carson City is committed to a compact pattern that makes efficient 
use of the limited land area and water resources it has available for urban growth, and that 
fosters the provision of infrastructure and services in a cost effective manner.  The subject 
property can be served by water and sewer.   
 
Guiding Principal 7 discusses compact, mixed use activity centers, stating “Carson City will 
encourage the creation of compact, mixed-use activity centers in easily accessible and highly 
visible locations of the community.  The activity centers will promote the efficient use of available 
commercial lands and concentrate retail services in pedestrian and transit-oriented development 
nodes that may be easily accessed from and serve surrounding neighborhoods.  Activity centers 
will vary in size and composition depending upon their location, context, and level of priority.” 
 
Staff finds that the proposed development is consistent with the concepts of compact 
development, and placing people near economic centers to encourage mixed use activity 
centers. 

 
2. Will not be detrimental to the use, peaceful enjoyment, economic value, or 

development of surrounding properties or the general neighborhood; and is 
compatible with and preserves the character and integrity of adjacent development 
and neighborhoods or includes improvements or modifications either on-site or 
within the public right-of-way to mitigate development related to adverse impacts 
such as noise, vibrations, fumes, odors, dust, glare or physical activity.   
 

The subject property is adjacent to existing single family residential development on the west 
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side and on the south side.  From a vehicular transportation perspective, the applicant is 
avoiding these areas by taking access from the north and the west.   
 
To the west, there is a significant slope differential plus a road, thus creating a de facto 
separation.  To the south, four single family homes are adjacent to the subject property.  Along 
this property line, the applicant proposes a six foot screen wall coupled with landscape 
screening.  Staff is proposing a condition of approval that a detailed landscape plan for the 
southern property line demonstrating a six foot solid wall and dense landscaping that will reach a 
maturity height of six feet be submitted as part of the site improvement permit.  These 
improvements must be constructed as part of the site improvements, and must be completely 
installed prior to a certificate of occupancy on the first building. 
 
Additionally, the proposed buildings will have balconies on the east and west elevations.  
Therefore, the homes to the south will not have neighboring residents looking into their yards. 
 
Per the City’s development standards, due to the proximity of residential properties, the overall 
light height may not exceed 12 feet.  Also, per the City’s development standards, lighting shall 
project light downward and away from adjoining properties.  To avoid any spill over light, staff 
recommends a condition of approval that a photometric survey be submitted with the site 
improvement plans demonstrating that lighting is not spilling over onto residential properties or 
onto Voltaire Street.  
 
With the noted conditions, staff finds that the use will not be detrimental to the use and peaceful 
enjoyment of surrounding properties.   
 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic.  
 
This finding can be met subject to the conditions of approval.  The applicant has provided a 
Traffic Analysis that anticipates 902 average weekday trips with 56 trips occurring during the AM 
peak hour and 74 trips occurring during the PM peak hours.  Mitigation is recommended in the 
traffic analysis, specifically: 
 

• Construction of All-Way Stop controls at the Cochise Street / Appion Way intersection 
prior to the first certificate of occupancy. 

• Stripe a crosswalk on the south leg of the Cochise Street / Overland intersection to 
increase pedestrian safety to/from the project prior to the first certificate of occupancy. 

 
The applicant has incorporated these mitigation measures into the project. 
 
The Traffic Impact Analysis concludes that “the northbound left turn movements across Carson 
Street at Overland Street and Appion Way are anticipated to degrade to poor levels of service 
(LOS “E” and “F”) under the 2040 Baseline and 20140 Baseline Plus Project scenarios.  With the 
development of the anticipated commercial project on Appion Way, a future signal may be 
required at the Carson Street / Appion Way intersection to manage existing and new 
development traffic.” 
 
Per the Manual on Uniform Traffic Control Devices (MUTCD) 2009, Section 4c.04 Warrant 3, 
Peak Hour, the need for a traffic control signal shall be considered if all three conditions exist 
under subsection 3.A.  All three conditions are met per the submitted traffic peak volumes for 
2040 at the intersection of Carson Street and Appion Way.  The peak hour impacted traffic by 
this proposed development as documented in the Traffic Impact Analysis indicates an increase 
of 7 peak hour vehicles on the same minor street approach (Appion Way).  This represents 
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seven percent of the volume warrant given in MUTCD 4C.04, Figure 4C-4.  The cost of a traffic 
signal at this location is currently estimated at $1,200,000.  The applicant shall be responsible for 
submitting funds equal to seven percent of the cost required to install a traffic control signal at 
South Carson Street / Appion way, in an amount not to exceed $84,000.  The funds will be used 
by the City to pay for the construction of a traffic control signal.  The details of this payment will 
be memorialized in an improvement agreement. 
 
With respect to pedestrian traffic, the proposed project will incorporate a sidewalk system to 
enhance pedestrian movement.  Street improvements along Overland Street and Voltaire Street 
will include sidewalks.  Also, improvements along Cochise Street will include a bike lane.   
 
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.  
 

As conditioned, the proposed project will not overburden public services or facilities.  The 
development engineering staff finds that existing facilities appear to be adequate. 
 
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 subject property is zoned Retail Commercial.  Multi-family dwellings are a conditional use in 

this zoning district.  Development Standards 1.18 provides standards for residential development 
in non-residential zoning districts, as well as supplemental findings.  Compliance with 
Development Standards 1.18 is as follows. 

 
 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. 
  
 Multi-family dwellings are a conditional use in the Retail Commercial (RC) zoning district. 
 
 Density: There is no maximum density within non-residential zoning districts subject to meeting 

the height, setback, parking and open space requirements. 
 
 The proposed development will comply with the height, setback, parking and open space 

requirements.   
 
 Height: The maximum height is per the zoning district. 
 
 The allowable height in the RC zoning district is 45 feet.  The applicant proposes a height of 35 

feet.   
 
 Setbacks: Setbacks shall be per the zoning district subject to a twenty foot setback adjacent to a 

residential zoning district, with an additional ten feet for each story over one story if adjacent to a 
single family zoning district.  The setback from an arterial is ten feet. 

 
 Required setbacks to the north, south, and west are 30 feet.  Required setback to the west is 

zero. 
 
 Proposed setbacks to the north, south, and west are 44 feet, 30 feet, and 52 feet respectively.  
 
 Parking: Parking is two spaces per dwelling, and in compliance with the Development Standards, 

Division 2, Parking and Loading. 
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 In terms of parking, the applicant is proposing to provide 1.9 spaces per unit.  Consistent with the 

provisions of Section 2.2 of the Development Standards, if an accredited source provides an 
acceptable alternative to a parking standard, the director may consider an alternative.  The 
Institute of Transportation Engineers (ITE) finds that 1.7 spaces per unit will be adequate.  The 
ITE standard has been applied to other multi-family residential projects in the City. 

 
 Open Space: 250 square feet of open space per unit is required, of which 100 square feet per 

unit may be private or open space.  100 square feet per unit must be designed for recreation. 
 
 Given a unit count of 143, the applicant must provide a total of 35,750 square feet of open space.  

The applicant proposes 84,550 of open space, including a pool and a club house.  As part of the 
site development permit, staff recommends that the applicant include a diagram showing the 
areas designated as open space so that staff can confirm compliance with this requirement.  
Additionally, as part of the site improvement permit, staff recommends that the applicant provide 
a diagram of the programming of the open space to ensure the on-site recreational facilities will 
meet the needs of the residents.  To ensure that the proposed recreational amenities are 
realized, staff recommends completion of the clubhouse and swimming pool prior to the issuance 
of a Certificate of Occupancy for the second apartment building.   

 
 Landscaping: Landscaping must comply with the Development Standards Division 3 
 
 Staff recommends that a detailed landscaping plan demonstrating compliance with the 

Development Standards be submitted with the site improvement permit.  The design shall 
include the proposed streetscape design on Cochise Street, and the dense landscaping along 
the southern property line. 

 
 Supplemental Findings: Where a residential use is a conditional use within a given zoning 

district, the Planning Commission must make two supplemental findings. 
  
a. The development is not situated on a primary commercial arterial street frontage. 

 
The subject property does not front an arterial. 
 

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

 
Although the subject property is intended to develop as solely residential, it is adjacent to 
and in proximity to commercial uses, thus creating a mixed use area. 

 
6. Will not be detrimental to the public health, safety, convenience and welfare.  
 
Staff finds that the proposed project will not be detrimental to public health, safety, convenience 
and welfare.  Once operational, the project will not create objectionable noises, fumes, or similar 
impacts that would compromise public health. 
 
7. Will not result in material damage or prejudice to other property in the vicinity, as a 

result of proposed mitigation measures.  
 
Staff does not find that, as conditioned, the proposed use will result in material damage or 
prejudice to other property in the vicinity.   
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Fire Department Comments 
 
01/08/2019 
 
Comments for SUP 18-178: 

1. Project must comply with the 2018 IFC and northern Nevada fire code amendments. 
2. Sheet C1.0 and page labeled “preliminary site map” in section 3 conflict.  Sheet C1.0 

road and drive aisles are compliant but the one labeled “preliminary site plan” is not. 
3. The hydrant spacing shown doesn’t comply with fire code requirements: spacing on W. 

Overland is too far apart per IFC Appendix C, hydrant spacing to various buildings 
doesn’t comply with IFC 507.5.1. 

4. IFC Appendix C102.2 as amended requires an FDC within 100’ of a fire hydrant.  Those 
hydrants are not shown. 

5. SUP application has incorrect APN numbers. 
 
Dave Ruben 
Fire Marshal  
Carson City Fire Department 
777 S. Stewart Street 
Carson City, NV 89701 
 
Direct 775-283-7153 
Main 775-887-2210 
FAX 775-887-2209 
 



Engineering Division 
Planning Commission Report 

File Number SUP-18-178 
 
 
TO:  Hope Sullivan - Planning Department 
 
FROM  Guillermo Munoz E.I. – Development Engineering Department 

 
DATE:  March 20, 2019   
 
 
SUBJECT TITLE: 143 MFA Project; 4530/4580 Cochise Street 
 
RECOMMENDATION: 
 

The Engineering Division has no preference or objection to the special use request 
provided that the following conditions are met: 
• Abandonment of right way shown in application AB-157 is abandoned. 
• There is a public storm drain on the west side of the site that must be perpetuated to 

the east.  This would ideally remain in City right-of-way.  City storm mains must be 
extended to the NDOT channel as is proposed. 

• Half street improvements will be required along the W Overland frontage and Voltaire 
frontage, and street improvements along the Cochise frontage to meet the standard 
detail for a 3-lane urban collector with center two-way turn lane, bike lanes and no 
parking. 

• The sewer main must be extended up W Overland St to Voltaire St. 

• A water main connecting the main in Voltaire St. and Cochise St. will be required in 
Overland St.  This will require a PRV in Overland. 

• The applicant shall be responsible to enter into an improvement agreement to pay for 
7% of the cost required to install a traffic control signal at S. Carson Street/Appion 
Way, in an amount not to exceed $84,000. The surety for this agreement must be in 
the form of cash, and shall be used by the City to pay for the design/construction of a 
traffic control signal, or held for a period of no less than 15 years. If the funds are not 
utilized for said traffic control signal within 15 years, the cash shall be released. 

• In accordance with Carson City Developing Standards, A water main analysis must 
be submitted with the construction plans. The capacity of the booster pump station 
must be analyzed with this submittal. 

 
ENGINEERING DISCUSSION: 
 
The Engineering Division has reviewed the application within our areas of purview relative to 
adopted standards and practices and to the provisions of CCMC 18.02.080, Conditional 
Uses.  The Engineering Division offers the following discussion: 

Page 1/3 



Engineering Division 
Planning Commission Report 
 
 
C.C.M.C. 18.02.080 (5a) - Master Plan 
The request is not in conflict with any Engineering Master Plans.    
 
C.C.M.C. 18.02.080 (5b) – Use, Peaceful Enjoyment, Economic Value, Compatibility 
Development Engineering has no comment on this finding. 
 
C.C.M.C. 18.02.080 (5c) - Traffic/Pedestrians 

The existing infrastructure and proposed drive isles are sufficient to provide 
safe access and circulation if conditions are met. Per MUTCD 2009, Section 
4c.04 Warrant 3, Peak Hour, the need for a traffic control signal shall be 
considered if all 3 conditions exist under subsection 3.A. All three conditions 
are met per the submitted traffic peak volumes for 2040 at the intersection of 
Carson St and Appion Way.  The peak hour impacted traffic by this proposed 
development as documented in the TIA indicate an increase of 7 peak-hour 
vehicles on the same minor street approach (Appion Way). This represents 
7% of the volume warrant given in 4C.04, Figure 4C-4 
(https://mutcd.fhwa.dot.gov/htm/2009/part4/part4c.htm).  The cost of a traffic 
signal at this location  is currently estimated at $1,200,000. The applicant 
shall be responsible to enter into an improvement agreement to pay for 7% of 
the cost required to install a traffic control signal at S. Carson Street/Appion 
Way, in an amount not to exceed $84,000. The surety for this agreement 
must be in the form of cash, and shall be used by the City to pay for the 
design/construction of a traffic control signal, or held for a period of no less 
than 15 years. If the funds are not utilized for said traffic control signal within 
15 years, the cash shall be released.  

 
 
C.C.M.C. 18.02.080 (5d) - Public Services 
Existing facilities appear to be adequate for this project.  The following should be addressed 
with the site improvement plan submittal in accordance with the Carson City Development 
Standards.: 

• Drive isles in parking areas must meet Carson City Standard Detail for drive isle 
width. 

• Water mains must have an appropriate backflow preventer located at the property 
line. 

• All retaining walls greater than 4 feet in height must be engineered and meet 
geotechnical recommendations. 

• The erosion control plan sheet must detail how dust and stormwater erosion will be 
prevented. 

• Care must be taken to minimize sewer slopes to ensure that maximum velocities are 
not surpassed. 

• Parking lot stalls not in compliance with City standards. Parking lot will need to 
adhere to all city approved details and development standards. 
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• The current site layout connects two pressure zones.  These pressure zones must 
remain isolated and the water main analysis must be updated as necessary.     

• Water meters should be located as close to the property line as is practicable. 
• A technical drainage study must be re-submitted with the site improvement plans.  

The technical drainage study must give calculations for sizing of all culverts, storm 
drains and rip rap.   

 
C.C.M.C. 18.02.080 (5e) – Title 18 Standards 
Development Engineering has no comment on this finding. 
 
C.C.M.C. 18.02.080 (5f) – Public health, Safety, Convenience, and Welfare 
The project meets engineering standards for health and safety.   
 
C.C.M.C. 18.02.080 (5g) – Material Damage or Prejudice to Other Property 
Development Engineering has no comment on this finding. 
 
C.C.M.C. 18.02.080 (5h) – Adequate Information 
The plans and reports provided were adequate for this analysis. 
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Parks & Rec Comments 
 
03/14/2019 
 
SUP-18-178 
 
Hope...... 
 
The Parks, Recreation & Open Space Department has the following comments 
on the above referenced Special Use Permit application.    
                                                                                                                                 
          
1.  The Carson City Unified Pathways Master Plan (UPMP) identifies Cochise 
Street for on-street bike lanes.  The applicant will be required to provide on-street 
bike lanes in the design for their half street frontage improvements and these 
improvements need to be coordinated with any Development Engineering 
requirements for Cochise Street.      
                                                                                                                                 
                                                                                                                                 
                                                                                   
 
2.  Chapter 7 in the UPMP provides the City’s sidewalk policies and 
implementation strategies for pedestrian connectivity within the development and 
between the project site and the City’s existing sidewalk system. The design for 
the project’s internal sidewalk system, including pedestrian cross walks must be 
approved by Development Engineering and the Parks, Recreation & Open Space 
Department.                                                                     
                                                                                          
 
3.  The Carson City Parks and Recreation Master Plan identifies the need for a 
park in Neighborhood #9.  The applicant will be required to identify what 
additional outdoor recreation amenities (besides the clubhouse and pool) that are 
being provided for the development’s residents.  These additional amenities (ex. 
picnic tables, grills, shade structure, benches) will be evaluated during the 
development of the site implementation plans.  The applicant will be required to 
demonstrate that these outdoor amenities can sufficiently address the 
development’s recreational needs for its resident’s demographics.  The Parks, 
Recreation & Open Space Department will evaluate these amenities to confirm 
that the development will not be increasing the need for additional recreation 
amenities in the adjacent 
neighborhood.                                                                                                          
                                                                          
 
4.  The development will be subject to the collection of Residential Construction 
Tax (RCT), compliant with the Nevada Revised Statutes and Carson City 
Municipal Code (CCMC 15.60).                                                  



 
5.  The applicant will be required to maintain the project’s proposed clubhouse, 
pool, and any outdoor recreational amenities in perpetuity.  
 
6.  The applicant will be required to maintain all common landscape and open 
space areas within the development, including any landscaping in the street(s) 
right-of-ways. 
 
7.  The applicant will be required to incorporate “best management practices” into 
their construction documents and specifications to reduce the spread of noxious 
weeds.  The Parks, Recreation & Open Space Department is willing to assist the 
applicant with this aspect of their project.      
 
8.  Carson City is now Bee Friendly USA City #76.  As a result, the applicant 
shall use approximately 50% pollinator friendly plant material for any required 
landscape or open space areas on the project site.  The Parks, Recreation & 
Open Space Department is willing to provide the applicant’s design team with a 
recommended tree and shrub species list.    Also, the project’s remaining 
landscape plant material selection needs to be consistent with the City’s 
approved tree species list or other tree species, as approved by the City.   
 
Thank you for providing our department with the opportunity to review and 
comment on this project.  
 
VERN                                                                                                            
 
 
Vern L. Krahn  
Senior Park Planner 
Carson City Parks, Recreation & Open Space Department 
3303 Butti Way, Bldg #9 
Carson City, NV  89701 
Office Phone:  (775) 887-2262 x 7343  
Fax:  (775) 887-2145 
vkrahn@carson.org  
 

mailto:vkrahn@carson.org


March 18, 2019 

To: Hope Sullivan and the Planning Commission  

From: Carson City Residents, Perry and Darlynn Stoa, 6091 W.Clearview Dr.  

RE: The request for approval to construct 143 apartments and 76 garages, pool and club house at 4530 
and 4580 Cochise Street.  

Both my husband and I are vehemently opposed to the approval of this densely populated area for the 
following reasons:  

1) Research of housing and law encorcement has shown dense populations lead to domestic 
violence, crimes, aggravated assault, etc.  

2) Law enforcement will be stretched with many more calls  
3) A confined space for play, parking and entertainment will lead to loud noises, disputes, 

accidents with vehicles, congestion on our surrounding streets, due to limited parking, lights, 
and traffic concerns.  

4) Not sufficient  stop signs in the area to regulate traffic  
5) No crosswalks for children’s safety or caution light for buses, etc.  
6) No dog park area for both old and new residents  
7) A drastic life style change for existing residents. Ie. Safe, quiet, peaceful, and serene- will no 

longer exist! There will be sirens, police, yelling, dogs barking, etc. more often. 
8) Dramatic economic influx in our fiscal investments due to dense populations.  
9) Apartment housing usually overcrowded, not managed properly, which usually involves more 

crime  
10) Our life style and the pursuit of happiness is at stake!  

I would like a compromise with lesser units, more land available for trails, parks, dogs, parking, improved 
lighting on streets, enlarged streets, etc. Please respect the input of the existing residents, who bought 
in this area for the quiet and peaceful life style. This owner has had this property for years, yet there has 
been no action, no improvements, and the city continues to allow variances.  

Please deny this approval. IMPROVE OUR NEIGHBORHOOD FIRST!  PARKS, LIGHTS, SIDEWALKS,  AND 
WIDEN THE STREETS WHEN NEW ASPHALT IS POURED! LESSEN THE APTS. 

 

Appreciatively,  

Mr. and Mrs. Stoa  

 

 



 

 

March 18, 2019 

I, Jo Anne Marzoline , and my daughter, Marie Fliock, boith  residents of Carson City, do not wish for the 
city to grant access of the apartments located on Cochise Street as proposed. We need more open 
space, a dog  park, a park for children in this area, including all other apartments built. We need trails to 
be developed for safety, and emergency crews, etc. Our streets need street lights, and asphalt to rebuild 
them. For 40 years, Clearview has not been re-surfaced. Bushes need to be trimmed for clear slight lines, 
and trees need to be cut from high wires on our street and Voltaire.  

We need to improve our existing structures before adding  new ones and crowding our neighborhoods.  

I do not wish for this approval to go forward.  

 

Sincerely,  

 

JoAnne Marzoline, and Marie Flock, residents of Voltaire and Clearview  
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