
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF MARCH 27, 2019 
 
FILE NO:  SUP-19-013       AGENDA ITEM:  E.3 

 
STAFF CONTACT:  Heather Ferris, Associate Planner 
 
AGENDA TITLE:  For Possible Action:  Discussion and possible action regarding a 
Special Use Permit for a dog boarding facility offering daycare, overnight boarding, and 
grooming. The subject property is located at 3101 South Carson Street, APN 009-112-
11. (Heather Ferris, hferris@carson.org)   
 
STAFF SUMMARY:  The applicant is seeking to provide a dog boarding facility for a 
maximum of 40 dogs.  Carson City Municipal Code (CCMC) 18.04.130.3 allows dog 
boarding facilities in the Retail Commercial zoning district subject to approval of a 
Special Use Permit.    
 
RECOMMENDED MOTION: I move to approve SUP-19-013, based on the findings and subject 
to the conditions of approval contained in the staff report.  
 
VICINITY MAP: 
 

 
 
 
RECOMMENDED CONDITIONS OF APPROVAL: 
  
1. The applicant must sign and return the Notice of Decision for conditions of approval 

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

Project Site 

mailto:hferris@carson.org
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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. 

 
The following shall be submitted with any site improvement permit or building permit 
application: 
 
5. The applicant shall submit a copy of the Notice of Decision and conditions of approval, 

signed by the applicant and owner, with any site improvement permit or building permit 
application.   
 

6. The applicant must submit to the Building Division for a change of use. 
 

7. The applicant must install a fire alarm and fire sprinkler systems. 
 

8. The applicant must install a Knox box for key access. 
 

9. The applicant shall provide a lighting plan consistent with Carson City Development 
Standards. 
 

10. The applicant shall provide landscaping consistent with the Carson City development 
Standards, Division 3- Landscaping.  The applicant shall include a dense perimeter 
hedge on the interior of the fence that will help to minimize noise impacts to neighboring 
properties. 

 
11. The building permit must include a trash enclosure which meets the requirements of 

Development Standards Division 1.2.6.  Location and design of trash enclosures must 
meet the requirements of CCMC 18.09.100. 
 

12. The building permit must indicate the designated area for the animal waste containers 
required in Condition 30 of this Special Use Permit.  The containers must be kept a 
minimum of 30 feet from the north and south property lines and 100 feet from the east 
and west property lines.  The designated area for the containers will be reviewed and 
approved by the Planning Division.   
 

13. Parking must be provided at a minimum ratio of 1 space for every 250 square feet of 
gross floor area.  The applicant shall provide a parking plan, showing a minimum of 11 
spaces.  The parking layout must meet the Carson City Standard details. 
 

14. The parking and drive aisles must be paved. 
 

15. The applicant shall provide a water main analysis for the installation of fire sprinklers. 
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16. Backflow preventers meeting State requirements will be required on domestic water line 
and the fire water line as close to the property line as is practicable. 
 

17. If 10,000 square feet or more of impervious space is added, a drainage study will be 
required and the difference between the pre and post project storm runoff must be 
detained in a detention basin. 
 

18. The applicant shall construct sidewalk and an ADA compatible driveway apron along the 
frontage of the parcel.  These improvements must be compatible with the South Carson 
Street project. 
 

19. The calculation of the water connection fee will be based on an estimated domestic water 
usage of 10 gallons per day per animal, consistent with other similar facilities in Carson 
City. 
 

20. Storm runoff from the outdoor area must go to an infiltration basin, with an overflow to the 
City system in order to reduce storm water contamination.  The detail of this system shall 
be included on the site improvement permit and is subject to review and approval of the 
City Engineer. 
 

21. The floors and walls of indoor housing facilities and any other surfaces in contact with the 
animals must be impervious to moisture.  The ceilings of indoor housing facilities must be 
impervious to moisture or be replaceable (e.g., a suspended ceiling with replaceable 
panels). 
 

22. The applicant must incorporate material (e.g., acoustic baffles or acoustic foam) into the 
construction of the individual kennels and the facility as a whole to help to mitigate noise 
that may be generated from inside of the building.  The materials shall be called out on 
the building plans and the specifications provided for review and approval by the Planning 
Division. 
 

23. Prior to commencing the use the applicant shall install a 6’ foot solid perimeter fence on 
the north, south, and east, sides of the parcel, consistent with the submitted development 
plans.  An additional cross fence will be placed between the rear parking area and the 
play yards. 
 

24. Separation of occupancies shall be addressed by a design professional and reviewed by 
the Building Official. 

a. The HVAC system for the office and the balance of the building must be separate.  
The system must be designed to the satisfaction of the Building Official. 

b. If the proposed use is a U occupancy and the office is a B occupancy, separation 
must comply with the International Building Code 2018. 

 
25. Construction times are limited to 7:00 am to 7:00 pm, Monday through Friday and 7:00 

am to 5:00 pm Saturday and Sunday. 
 
The following applies to the site throughout the life of the project: 
 
26. Maintenance of the fences and all on-site landscaping shall be the responsibility of the 

property owner in perpetuity. 
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27. Animal access to outdoor areas, including outdoor kennel areas shall be limited to 
between the hours of 8:00 am and 5:00 pm. 
 

28. The applicant shall be responsible for ensuring that the total number of dogs in the play 
yards at any one time is no more than 7.  Dogs shall never be left unattended when in the 
play yards. 
 

29. Acoustic or outdoor sound blankets shall be hung on the outdoor kennel areas to help to 
reduce noise.  The blankets shall be in place prior to commencing the use and shall be 
maintained in perpetuity. 
 

30. The applicant shall be responsible for ensuring that animal waste is picked-up a minimum 
of 2 times daily; stored in a weather-tight, covered container, and disposed of properly on 
a weekly basis.   
 

31. The applicant shall be responsible for maintaining compliance with Carson City Municipal 
Code Title 7- Animals. 
 

32. Approval is granted for a Special Use Permit to allow for a maximum of 40 dogs at any 
one time for overnight boarding, daycare, and/or grooming, within the existing 2,715 
square foot building.  
  

33. This approval does not include the proposed 2,000 square foot future expansion.  Any 
future expansion will require the applicant to obtain a modification to the Special Use 
Permit. 

 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), CCMC 18.04.130 Retail 
Commercial (RC) 
 
MASTER PLAN DESIGNATION:  Mixed-Use Commercial 
 
ZONING DISTRICT:  Retail Commercial  
 
KEY ISSUES: Will the proposed development of the dog boarding facility be compatible with the 
surrounding neighborhood, as well as Retail Commercial uses?  Will the project be in keeping 
with the standards of the Carson City Municipal Code?   
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
NORTH:  Retail Commercial / car dealership 
EAST: Retail Commercial / mobile home Park 
WEST: Retail Commercial / carwash and tire shop 
SOUTH:  Retail Commercial / retail and residential 
 
ENVIRONMENTAL INFORMATION: 
FLOOD ZONE: 0.2 % chance flood hazard 
EARTHQUAKE FAULT:  beyond 500 feet 
SLOPE/DRAINAGE: fairly level 
 
SITE DEVELOPMENT INFORMATION: 
LOT SIZE: 0.48 acres 
STRUCTURE SIZE: Existing 2,715 square foot retail building 
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PARKING:  7 existing spaces; a minimum of 4 more spaces will be developed 
VARIANCES REQUESTED: None  
 
PREVIOUS REVIEWS: none 
 
DISCUSSION:   
The applicant is requesting approval of a Special Use Permit for a dog boarding facility, including 
overnight boarding, daycare, and grooming for a maximum of 40 dogs.  Carson City Municipal 
Code (CCMC) 18.03.010 defines a kennel “as a place where ten (10) or more dogs of not less 
than six months of age are kept, harbored, boarded, or maintained at any given time.”  Pursuant 
to CCMC 18.04.130, a kennel is allowed in the Retail Commercial zoning district subject to first 
obtaining approval of a Special Use Permit.  
 
The subject parcel is approximately ½ acre in size with an existing 2,715 square foot retail 
building.  The applicant is proposing to remodel the existing space to accommodate the dog 
boarding facility.  The facility will provide space for 40 dogs in 28 kennels, including 13 kennels 
with both indoor and outdoor areas.  The remaining kennels would provide indoor areas only.  
The rear of the parcel would be used as the play yards for the dogs and the perimeter of the 
property would be fenced using 6 foot tall solid white vinyl fencing.    
 
Carson City Municipal Code does not contain any specific standards related to kennels; however 
there are several issues of particular importance to the review of this request. 
 

Parking:  Parking requirements are outlined in Division 2 of the Carson City Development 
Standards.  Parking must be provided at a ratio of 1 space per 250 square feet of gross floor 
area.  Therefore, the applicant must provide a minimum of 11 parking spaces to 
accommodate parking for the existing building.  As shown on the development plans an 
adequate number of parking spaces are being provided.  However, staff has some concerns 
with regard to the layout of the parking, particularly in the rear of the building; therefore the 
applicant will be required to submit, with the building permit, a detailed parking plan for review 
and approval.  The parking and drive aisles must be paved and the parking layout must meet 
Carson City Standard Details. 
 
Odors:  Odors can become a nuisance when dog waste is not picked up and properly 
disposed of.  In order to mitigate odors and their impacts on neighboring properties, staff is 
recommending a condition that requires animal waste to be picked-up a minimum of 2 times 
daily; stored in a weather-tight, covered container, and disposed of properly on a weekly 
basis.  Additionally, there will be a designated area for the storage of the waste containers to 
ensure they are as far as possible from neighboring properties. 
 
Noise:  Neighboring property owners have already expressed concern regarding the potential 
for noise from barking dogs.  Staff is recommending conditions to help to mitigate outdoor 
noise, including (1) limiting access to outdoor areas, including outdoor kennel areas, to 
between the hours of 8:00 am and 5:00 pm; (2) limiting the total number of dogs allowed to be 
in the play yards at any one time to no more than 7; and (3) requiring the use of acoustic or 
outdoor sound blankets to be hung on the outdoor kennel areas to help to reduce noise.  Staff 
is also recommending a condition requiring the applicant incorporate materials (e.g., acoustic 
baffles or acoustic foam) into the construction of the individual kennels and the facility as a 
whole to help to mitigate noise that may be generated from inside the building. 
 
Future Expansion:  The applicant has proposed a future expansion of the business to include 
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a metal building, approximately 2,000 square feet in size with 20 to 24 additional kennels. 
Additionally, the future expansion would include indoor play yards.  No additional information 
is given regarding the parking accommodations or the increase in the number of dogs.  Given 
the lack of specificity related to the future expansion staff recommends that the future 
expansion NOT receive an entitlement as part of the review of this Special Use Permit.  In 
order to receive an entitlement for the future expansion of the facility, the applicant will be 
required to obtain approval of a modification to the Special Use Permit. 

 
PUBLIC COMMENTS: Public notices were mailed to 40 property owners and 8 mobile home 
park residents within 600 feet of the subject site on March 7, 2019. As of the writing of this report 
staff has received one letter in opposition to this project (attached). Any comments that are 
received after this report is completed will be submitted prior to or at the Planning Commission 
meeting, depending on the submittal date 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. 
 
Engineering Division: 
 
The Engineering Division has no preference or objection to the special use request provided that 
the following conditions are met: 

• Site improvement plans and construction must meet Carson City Development Standards 
and Standard Details, including but not limited to the following: 

o A water main analysis will be required for the installation of fire sprinklers. 
o Backflow preventers meeting State requirements will be required on the domestic 

water line and the fire water line as close to the property line as is practicable. 
o All parking and drive aisles must be paved.    
o If 10,000 square feet or more impervious space is added a drainage study will be 

required and the difference between the pre and post project storm runoff must be 
detained in a detention basin. 

o The parking layout must meet Carson City Standard Details. 
o Per CCDS 11.12.081 sidewalk and an ADA compatible driveway apron are required 

along the frontage of the parcel.  These improvements must be compatible with 
the South Carson Street project. 

• An estimated domestic water usage of 10 gallons per day (“gpd”) per animal must be 
used instead of 8 gpd for calculating the connection fee, which is based on the difference 
between the historic water usage and the proposed usage.  This is approximately the 
average water use per animal of facilities in Carson City that have dog boarding and 
grooming.  

• Animal waste must be removed daily from the outdoor area, and the storm runoff from 
this area must go to an infiltration basin, with an overflow to the City system, to reduce 
storm water contamination. 

 
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.    
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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 request is for a facility that would accommodate approximately 40 dogs.  Development 
Engineering reviewed impact statements for similar businesses and found that the average trip 
generation was 1.72 average trips per day and 0.32 peak hour trips per dog.  The requested 
facility can be expected to generate 68.8 average daily trips, and 12.8 peak hour trips.  The 
project site was formerly a gun store.  The ITE manual gives traffic generation rates for specialty 
retail as 44.32 average daily trips and 5.02 peak hour trips per 1000 square feet of leasable 
space.  The building is 2,715 square feet, so the previous use could have been expected to 
generate 120.3 average daily trips and 13.6 peak hour trips.  The requested use therefore, can 
be expected to have an affectual decrease in trip generation. 
 
The proposed parking layout does not meet Carson City Standard Detail C-5.5.1, however it 
appears that the parking spaces proposed in the back of the facility could be adjusted to 
perpendicular parking from angled parking to meet this standard detail.   
 
C.C.M.C. 18.02.080 (5d) - Public Services 
The existing sewer, water, and storm drain infrastructure are sufficient to provide service to the 
project.  The water usage of the previous business was about 300 gpd.  At 10 gpd per animal the 
proposed facility would have a demand of 400 gpd.  Also, the required fire flow is expected to be 
similar other structures in the area.  The Carson City Public Works department has reviewed the 
water and sewer mains adjacent to the site and determined that the additional use is well within 
the remaining capacity in the mains. 
 
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 provided that the above 
conditions of approval are met.   
 
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. 
 
Building Division: 
 
1) Building will require separation of occupancies addressed by a design professional  

a. HVAC system must be a separate system from the office between the different 
uses.  

b. If the proposed use is a U occupancy and the office is a B separation must comply 
with a the International Building Code 2018  

2) The floors and walls of indoor housing facilities and any other surfaces in contact with the 
animals must be impervious to moisture. The ceilings of indoor housing facilities must be 
impervious to moisture or be replaceable, for example, a suspended ceiling with replaceable 
panels. 
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Fire Department: 
 
1. Project must comply with the 2018 IFC and northern Nevada fire code amendments. 
2. Project is a change of use from an M occupancy to a B occupancy and must go through the 

Building Division for change of use. 
3. Per State Fire Marshal NAC 477.281, project must comply with NFPA 150, Fire and Life 

Safety in Animal Housing Facilities Code. 
4. Project will require fire alarm and fire sprinkler system. 
5. Project will require Knox box for key access. 
 
Parks, Recreation and Open Space:  no comments 
 
Health:  No concerns with the project as submitted. 
 
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 project site is zoned Retail Commercial with a Mixed-Use Commercial master plan 
designation.  A dog boarding facility is allowed in the Retail Commercial zoning district subject to 
first obtaining approval of a Special use Permit.  The Special Use Permit is consistent with the 
concept of a strong diversified economic base (Guiding Principle 5). Policy 5.2b encourages the 
reuse and redevelopment of underused retail spaces along major gateway corridors.  The 
existing retail space will be repurposed into a dog boarding facility, revitalizing an underutilized 
space and providing a service to the broader community. 
 
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 property consists of a 2,715 square foot retail space with the rear of the property being 
vacant.  The surrounding uses include a car dealership, car wash and tire shop, retail space and 
residences.  With the inclusion of the recommended conditions of approval, the project will not 
result in a detrimental impact to surrounding properties or the general neighborhood.   
 
Staff is recommending conditions of approval to help to mitigate noise and the possibility of 
nuisance odors.  In order to mitigate odors and their impacts on neighboring properties, staff is 
recommending a condition that requires animal waste to be picked-up a minimum of 2 times 
daily; stored in a weather-tight, covered container, and disposed of properly on a weekly basis.   
 
To help to mitigate outdoor noise, staff recommends the following conditions: (1) limiting access 
to outdoor areas, including outdoor kennel areas, to between the hours of 8:00 am and 5:00 pm; 
(2) limiting the total number of dogs allowed to be in the play yards at any one time to no more 
than 7; and (3) requiring the use of acoustic or outdoor sound blankets to be hung on the outdoor 
kennel areas to help to reduce noise.  Staff is also recommending a condition requiring the 
applicant incorporate materials (e.g., acoustic baffles or acoustic foam) into the construction of 
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the individual kennels and the facility as a whole to help to mitigate noise that may be generated 
from inside the building.  Additionally, the applicant intends to fence the perimeter of the property 
with 6 foot tall, white vinyl fencing.  Staff is recommending a condition requiring the fencing to be 
installed prior to commencing the use on-site.  The fence will not only contain the dogs within the 
outdoor play yard but will also act to provide privacy for neighboring properties and may provide 
for some noise attenuation when combined with the other recommended conditions.   
 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic.  
 
The project is not anticipated to have a detrimental effect on vehicular or pedestrian traffic. The 
request is for a facility that would accommodate approximately 40 dogs.  Development 
Engineering reviewed impact statements for similar businesses and found that the average trip 
generation was 1.72 average trips per day and 0.32 peak hour trips per dog.  The requested 
facility can be expected to generate 68.8 average daily trips, and 12.8 peak hour trips.  The 
project site was formerly a gun store.  The ITE manual gives traffic generation rates for specialty 
retail as 44.32 average daily trips and 5.02 peak hour trips per 1000 square feet of leasable 
space.  The building is 2,715 square feet, so the previous use could have been expected to 
generate 120.3 average daily trips and 13.6 peak hour trips.  The requested use therefore, can 
be expected to have an effectual decrease in trip generation. 
 
The proposed parking layout does not meet Carson City Standard Detail C-5.5.1; however it 
appears that the parking spaces proposed in the back of the facility could be adjusted to 
perpendicular parking from angled parking to meet this standard detail.  Staff is recommending a 
condition of approval that will require the applicant to submit, with the building permit, a detailed 
parking plan for review and approval by Community Development and Development 
Engineering.  The parking and drive aisles must be paved and the parking layout must meet 
Carson City Standard Details.  The applicant will also be required to install sidewalk and ADA 
compatible driveway apron along the frontage of the parcel.  The improvements will be reviewed 
for compatibility with the South Carson Street project. 
 
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 existing sewer, water, and storm drain infrastructure are sufficient to provide service to the 
project.  The water usage of the previous business was about 300 gdp.  At 10 gpd per animal the 
proposed facility would have a demand of 400 gpd.  Also, the required fire flow is expected to be 
similar to other structures in the area.  The Carson City Public Works department has reviewed 
the water and sewer mains adjacent to the site and determined that the additional use is well 
within the remaining capacity in the mains. 
 
The project is not expected to have a significant impact on police and fire services.  Both the 
Sheriff’s Office and the Fire Department have been given the opportunity to review and comment 
on the project.  Staff has received no comment from the Sheriff’s Office; however, the Fire 
Department has provided comments on the project and their conditions are incorporated as 
appropriate.   
 
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 applicant is requesting approval of a Special Use Permit for a dog boarding facility, including 
overnight boarding, daycare, and grooming for a maximum of 40 dogs.  There are no specific 
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standards for the development of a kennel.  Pursuant to Carson City Municipal Code (CCMC) 
18.04.130, a kennel is allowed in the Retail Commercial district subject to first obtaining approval 
of a Special Use Permit. 

 
6. Will not be detrimental to the public health, safety, convenience and welfare.  
 
The project will not be detrimental to the public health, safety, convenience, or welfare.  The 
applicant is requesting approval of a Special use Permit for a dog boarding facility for overnight 
stays, daycare, and grooming for a maximum of 40 dogs.  Pursuant to CCMC 18.04.130, a 
kennel is allowed subject to first obtaining approval of a Special Use Permit.  Staff has 
incorporated proposed conditions of approval to help to mitigate impacts to neighboring 
properties.  With the conditions incorporated, the proposed dog boarding facility will not have 
significant detrimental impacts to the public health, safety, convenience and welfare. 
 
7. Will not result in material damage or prejudice to other property in the vicinity, as a 

result of proposed mitigation measures.  
 

The project will not result in material damage or prejudice to other properties within the vicinity.  
The conditions of approval, particularly those related to noise and odor, are intended to mitigate 
the impact of the project on the area.  
 

 
Attachments: 
 Engineering Division Comments 
 Fire Department Comments 
 Building Division Comments 
 Public Comments 
 Application (SUP-19-013) 
 
 



Engineering Division 
Planning Commission Report 

File Number SUP-19-013 
 
TO:  Heather Ferris - Planning Department 
 
FROM  Stephen Pottéy – Development Engineering Department 

 
DATE:  March 19, 2019   
 
 
SUBJECT TITLE: 
 
SUP-19-013 Dog Boarding Facility at 3101 S Carson St, apn 00911211 
 
RECOMMENDATION: 
 

The Engineering Division has no preference or objection to the special use request 
provided that the following conditions are met: 
• Site improvement plans and construction must meet Carson City Development 

Standards and Standard Details, including but not limited to the following: 
o A water main analysis will be required for the installation of fire sprinklers. 
o Backflow preventers meeting State requirements will be required on the 

domestic water line and the fire water line as close to the property line as is 
practicable. 

o All parking and drive aisles must be paved.    
o If 10,000 square feet or more impervious space is added a drainage study will 

be required and the difference between the pre and post project storm runoff 
must be detained in a detention basin. 

o The parking layout must meet Carson City Standard Details. 
o Per CCDS 11.12.081 sidewalk and an ADA compatible driveway apron are 

required along the frontage of the parcel.  These improvements must be 
compatible with the South Carson Street project. 

• An estimated domestic water usage of 10 gpd per animal must be used instead of 8 
gpd for calculating the connection fee, which is based on the difference between the 
historic water usage and the proposed usage.  This is approximately the average 
water use per animal of facilities in Carson City that have dog boarding and 
grooming.  

• Animal waste must be removed daily from the outdoor area, and the storm runoff 
from this area must go to an infiltration basin, with an overflow to the City system, to 
reduce storm water contamination. 

 
ENGINEERING DISCUSSION: 
 
The Engineering Division has reviewed the application within our areas of purview relative to 
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Engineering Division 
Planning Commission Report 
 
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 request is for a facility that would accommodate approximately 40 dogs.  Development 
Engineering reviewed impact statements for similar businesses and found that the average 
trip generation was 1.72 average trips per day and 0.32 peak hour trips per dog.  The 
requested facility can be expected to generate 68.8 average daily trips, and 12.8 peak hour 
trips.  The project site was formerly a gun store.  The ITE manual gives traffic generation 
rates for specialty retail as 44.32 average daily trips and 5.02 peak hour trips per 1000 
square feet of leasable space.  The building is 2,715 square feet, so the previous use could 
have been expected to generate 120.3 average daily trips and 13.6 peak hour trips.  The 
requested use therefore, can be expected to have an affectual decrease in trip generation. 
 
The proposed parking layout does not meet Carson City Standard Detail C-5.5.1, however it 
appears that the parking spaces proposed in the back of the facility could be adjusted to 
perpendicular parking from angled parking to meet this standard detail.   
 
C.C.M.C. 18.02.080 (5d) - Public Services 
The existing sewer, water, and storm drain infrastructure are sufficient to provide service to 
the project.  The water usage of the previous business was about 300 gpd.  At 10gpd per 
animal the proposed facility would have a demand of 400 gpd.  Also, the required fire flow is 
expected to be similar other structures in the area.  The Carson City Public Works 
department has reviewed the water and sewer mains adjacent to the site and determined 
that the additional use is well within the remaining capacity in the mains. 
 
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 provided that the above 
conditions of approval are met.   
 
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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Fire Department Comments 
 
03/04/2019 
 
Comments for SUP 19-013: 
 

1. Project must comply with the 2018 IFC and northern Nevada fire code amendments. 
2. Project is a change of use from an M occupancy to a B occupancy and must go through 

the Building Division for change of use. 
3. Per State Fire Marshal NAC 477.281, project must comply with NFPA 150, Fire and Life 

Safety in Animal Housing Facilities Code. 
4. Project will require fire alarm and fire sprinkler system. 
5. Project will require Knox box for key access. 

 
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 
 



Building Comments 

Heather - 

Let’s have the following conditions,  

1) Building will require separation of occupancies addressed by a design professional  

a. HVAC system must be a separate system from the office between the different uses.  

b. If the proposed use is a U occupancy and the office is a B separation must comply with a 
the International Building Code 2018  

2) The floors and walls of indoor housing facilities and any other surfaces in contact with the 
animals must be impervious to moisture. The ceilings of indoor housing facilities must be 
impervious to moisture or be replaceable, for example, a suspended ceiling with replaceable 
panels. 

These will cover the minimums that we need, please let me know if there are other questions, Thank 
you for your help  

 
Corey 
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