
STAFF REPORT FOR PLANNING COMMISSION MEETING OF MAY 29, 2019 

FILE NO:   SUP-16-048-1    AGENDA ITEM:  E.11 

STAFF CONTACT:   Kathe Green, Assistant Planner 

AGENDA TITLE:   SUP-16-048-1 For Possible Action: Discussion and possible action 
regarding a request to modify an existing Special Use Permit (SUP-16-048) to increase the 
number of containers on site from two to three, including relocation of an existing metal storage 
container and the placement of an additional metal storage container which has been on the site 
since 2011 at 4151 East Fifth Street, APN 010-035-27. (Kathe Green, kgreen@carson.org)  

SUMMARY:   Two storage containers have been approved to be located at the southern 
boundary of the property at the track.  The subject request is to allow the relocation of one of 
these containers to the eastern area of the property.  This placement would be next to an 
existing metal storage container which has been on the site since an expansion of the school in 
2011, but never received approval for this placement at this location.   Two containers would be 
next to each other at the eastern area of the property in the drive circle, with the other one 
remaining at the track area. There would be a total of three containers on the site. The Planning 
Commission is authorized to approve a Special Use Permit. 

PROPOSED MOTION: I move to approve SUP-16-048-1, based on the findings and subject to 
the conditions of approval contained in the staff report. 

VICINITY MAP: 

PROPOSED LOCATION 
OF TWO METAL 
STORAGE CONTAINERS 

CONTINUED 
LOCATION OF ONE 
METAL STORAGE 
CONTAINER 
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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 may be rescheduled for the next Planning Commission 
meeting for further considerations.  

 
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.  

 
The following applies to the life of the placement of the container: 

 
4. Metal storage containers are to be used for storage only.  No human habitation is allowed. 

No addition of utilities is allowed without prior review and approval.  No storage shall be 
placed upon or above the containers. 

 
5. No hazardous materials shall be stored within the containers. 
 
6. The storage containers will be maintained with neutral exterior paint color.  Graffiti shall be 

removed in accordance with the City’s graffiti ordinance.  The containers must be 
maintained free of rust, peeling paint or other forms of deterioration.  

 
7. Advertising is prohibited on the exterior of the containers.   

 
8. The placement of the three containers shall be reviewed in five year increments or at any 

time the principal property use changes, with a $50.00 administrative service charge and 
noticing costs paid by the applicant. The next scheduled review date will be May 2024. 

 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), 18.04.170 Public (P), and 
Development Standards 1.10.9 Personal Storage and Metal Storage Containers 
 
MASTER PLAN DESIGNATION: Public/Quasi-Public (P/QP) 
 
PRESENT ZONING:  Public (P) 
 
KEY ISSUES: Does the application meet the Development Standards regulations for metal 
storage containers, and meet the required findings for approval of a Special Use Permit?  Is the 
proposed location placement of the three containers compatible with surrounding properties?   
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
NORTH:   Single Family 21,000-Planned Unit Development (SF21-P)/Residential 
SOUTH:   Single Family 21,000 (SF21)/Residential 
EAST:      Single Family 21,000-Planned Unit Development (SF21-P)/Residential 
WEST:         Public Regional (PR)/Vacant 
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ENVIRONMENTAL INFORMATION:  
FLOOD ZONE:  Zone X 
SLOPE/DRAINAGE:  The site is improved. 
SOILS:  71- Urban Land 
 
SITE DEVELOPMENT INFORMATION:  
PARCEL AREA:    39.22 Acres     
PROPOSED PROJECT: Total of three, 8 feet by 40 feet metal storage containers  
PROJECT HEIGHT:  Approximately eight feet overall 
EXISTING LAND USE:   Middle School   
REQUIRED SETBACKS: Determined by Special Use Permit 
PARKING EXISITNG:  95 parking spaces on site 
 
PROJECT HISTORY RELATED TO CONTAINERS: 
March 2011, the School District obtained temporary approval (up to 90 days) by the Planning 
Director for the placement of two metal storage containers on the Eagle Valley Middle School 
campus pursuant to CCMC Development Standards 1.10.9. 
 
May 25, 2011 the Planning Commission approved SUP-11-027 a Special Use Permit for 
modifications to the existing Eagle Valley Middle School campus and a Variance to reduce the 
number of required parking spaces. At that time the Planning Commission also directed staff to 
return SUP-11-027 to the Planning Commission in June 2011 for review and approval of 
placement of two metal storage containers in the track area at the southern portion of the 
parcel.  Review of these two metal storage containers was not included in the original agenda.  
 
June 29, 2011 the Planning Commission approved SUP-11-027 to allow the permanent 
placement of two metal storage containers at the existing Eagle Valley Middle School campus at 
the southern portion of the parcel in the track area.  A requirement for review at five years was 
included in the notice of decision. 
 
Approximately 2011:  a metal storage container was placed in the circle on the eastern portion 
of the site in conjunction with construction related to the expansion of the school.  The 
construction was approved under SUP-11-027.   It appears the container was not removed at 
the conclusion of the construction and has continued in the same location on the site since. 
 
June 17, 2016 the Planning Commission approved SUP-16-04, a review of the two metal 
containers at the south end of the parcel near the track area. This review did not include a 
review of a metal storage container used during construction which had remained on the site 
since 2011.  Condition of approval number 8 for the approval of the two containers stated the 
containers would be reviewed again in five years in June 2021. 
 
April 2019, a concern was received from a neighbor near the eastern portion of the property, 
related to an additional metal storage container which had been placed in the circle.  After 
checking with the Carson City School District, it was determined an approved metal storage 
container was relocated from the track area to the circle, without prior permission for the 
relocation.  Further research determined there was no approval for the original storage 
container in the circle.  In response to the concern received related to relocation of the metal 
storage container, the school district submitted an application for temporary relocation and 
placement of the metal storage container to the new location at the eastern portion of the parcel, 
with the intention of allowing a permanent placement at this location.  No action was taken on 
this temporary request, as the applicant was directed to submit a full application for a Special 
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Use Permit to allow permanent relocation of the container.   
 
All three containers are under review as a result of research into the situation on the site related 
to containers:  moving one of the two approved containers from the track area to the circle 
without prior review, and review of the unapproved placement of a container in approximately 
2011 in the circle. If approved, all three will have the same required review date at the end of 
five years in May 2024.  
 
DISCUSSION:  
 
A Special Use Permit was required for the following reasons: 
 
• According to CCMC Section 18.04.170, Public zoning district development standards 

relative to lot area, setbacks, building height, landscaping, off-street parking and signs shall 
be based on requirements and conditions of the Special Use Permit for all development. 

  
• According to CCMC 18.16 (Development Standards), Division 1.10(9c) (Personal Storage 

and Metal Storage Containers), Within the commercial or public zoning districts, excluding 
the Neighborhood Business (NB) zoning district, the use of metal storage containers on a 
permanent basis beyond 90 days requires approval of a Special Use Permit.   

 
There are a total of three containers on the site, but only two were previously allowed and 
authorized.   The applicant is requesting to allow all three containers to remain on the site in 
their current locations. 
 
One of the containers continues to be placed near the southern boundary near the existing track 
area. A second container has been retained on the site since construction for an expansion in 
2011 and is in the eastern portion of the parcel at the drive circle. A third container was 
relocated from the approved location at the track area and was placed next to the existing 
container in the drive circle.   
 
This request is to review the proposed permanent relocation of the container from the track area 
to the drive circle and permanent placement of the third in the drive circle. The storage 
containers are approximately 40 foot long, eight foot high and eight foot wide and the colors are 
an earth-tone tan. Two storage containers were approved to be located at the south end of the 
track area on the southern border of the school property in 2011 and again in 2016.  The school 
recently moved one container from the track to a point near the eastern property line, in the 
drive circle adjacent to the buildings as shown on the site plan shown above.  
 
Eagle Valley Middle School was storing equipment such as is used for hurdle and track in the 
two storage containers near the track.  The amount of material which needed to be stored for 
this use has declined, while the requirement for additional storage of other materials has 
increased.  Therefore, the school moved one storage container from the track area to the 
eastern portion of the lot.   
 
One storage container has been located in the circle at the eastern portion of the lot for several 
years.  It appears this container was not removed after construction for expansion of the school 
in 2011, and has continued to be on the site since.  According to the applicant, this container 
was left behind at the end of construction, and has been utilized ever since for storage needs of 
the school.  However, this unit was never approved for placement by Special Use Permit.   
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All three containers are being reviewed for permanent placement approval.  There had been no 
complaints or concerns registered with the Planning Division regarding the placement of the two 
storage containers at the southern area of the parcel.  However, one of these containers was 
recently relocated by the school to the eastern area of the parcel in the drive circle, next to the 
unapproved container which remained after construction. A concern was recently received 
regarding the placement of a second container at the eastern portion of the lot in the drive circle. 
One remains at the southern area near the track.  As a result of the concern by a resident of the 
area, research was started regarding the site.  It was determined that the third container was not 
approved by Special Use Permit, and one container had been moved to a new location without 
prior approval. Therefore, an application to modify the previously approved Special Use Permit 
is being considered. Upon approval, the next review of the containers will be in five years from 
this date in May 2024.  
 
PUBLIC COMMENTS:  Public notices were mailed on May 10, 2019 to 126 adjacent property 
owners within 600 feet of the subject site, pursuant to the provisions of NRS and CCMC.  As of 
the writing of this report no additional concerns have been received regarding the location of an 
additional metal storage container in the drive circle on the eastern portion of the parcel.   Any 
comments that are received after this report is completed will be submitted prior to or at the 
Planning Commission meeting on May 29, 2019, depending on their submittal date to the 
Planning Division.  
 
CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS:   No concerns were noted by 
other City departments in their responses and no comments were received from any outside 
agency.   
 
FINDINGS:   As noted below, staff finds the required findings identified in Carson City Municipal 
Code Section 18.02.062 (Special Use Permits) can be met.  
 
1. Will be consistent with the objectives of the Master Plan elements. 
 
Chapter 3:  A Balanced Land Use Pattern 
 
1.1.e,f Municipal Code 18.12:  Use sustainable building materials and construction techniques 
to promote water and energy conservation.   
1.4c Protect existing site features, as appropriate, including mature trees or other character-
defining features. 

 
The metal storage containers are constructed of steel.  They are painted tan, a neutral color. 
The containers do not use any water or utilities and are therefore a source of energy 
conservation. 

 
The containers utilize and maintain the existing land resources. They are eight feet in height and 
are placed beyond a six foot tall fence.  The area which could block views or vistas is therefore 
limited to the two feet which extends above the height of fencing in the area.  Regarding the two 
containers on the eastern portion of the parcel, there is a building located to the west of these 
containers which also serves to block view or vistas.  No advertising signage has been or will be 
placed on the containers.  Supplies stored in the containers are used to support the existing 
school activities. The containers are well maintained.   
  

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 
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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 
of physical activity.   
 

All three of the storage containers have been located at this site since 2011 without difficulty or 
problems.  They create no noise, vibrations, fumes, odors, dust and physical activity, and no 
concerns are anticipated as a result of the continuation of the storage containers in the current 
locations which are proposed as permanent.  This review of the existing Special Use Permit is to 
allow all three of the storage containers to continue in their current locations on a permanent basis.  
There is a six foot tall fence on the boundary of the property which does provide partial screening of 
the containers. 

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

 
The site is located on property owned by the Carson School District.  The containers are not in areas 
where public streets, vehicular or pedestrian traffic are impacted.  

 
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.   

 
All three of these storage containers were placed on the site in 2011 and have not had a detrimental 
effect on existing public services and facilities.  One container is proposed to be relocated 
permanently from the track area on the south to the eastern portion of the site inside the drive circle, 
next to an existing container, The project is adequately served by the existing police and fire 
protection, public water, public sewer system, public roads, storm drainage and other public 
improvements.  No change or detriment is anticipated by allowing the containers to continue at the 
current placement locations. 
 

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 Public zoning district is to accommodate the wide range of public, institutional 
and auxiliary uses which are established in response to the health, safety, cultural and welfare needs 
of the citizens of the City. This site is an existing school location which has been serving the needs 
of the public for many years. The site meets the purpose statement of the Public zoning district.  The 
continued placement of three storage containers on the site in support of the school is an 
appropriate continuing use.    

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

Continuation of the existing storage containers at the site in support of the school will not be 
detrimental to the public health, safety, convenience or welfare.  No concerns or complaints had 
been registered with the Planning Division during the last eight years of continued placement of the 
storage containers at locations on the site.  However, since relocation of one container from the track 
area to the eastern portion of the site, one concern has been received.  

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

No material damage or prejudice to other properties in the vicinity is noted.  No detrimental concerns 
are anticipated by continuing the use of the storage containers at the current locations on the site.  
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Partial screening of the containers is provided by means of a six foot tall fence at the boundary of the 
property.      

 
Attachments: 

Application SUP-16-048-1 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
H:\PlngDept\PC\2019\Staff Reports\SUP-16-048-1 Eagle Valley School storage containers.docx 
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