STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF MARCH 25, 2020
FILE NO: 2019-0000082 AGENDA ITEM: E.2
STAFF AUTHOR: Heather Ferris, Associate Planner

AGENDA TITLE: For Possible Action: For Possible Action: Discussion and possible action
regarding a request to amend a Special Use Permit (SUP-19-082) for a booster pump station, to
allow for an increase in height from 15 feet to 19 feet 2 inches for the approved facility on property
zoned Single Family 21,000 Planned Unit Development, located approximately 390 feet east of
Longview Way and 530 feet north of Waterford Place in the Long Ranch Planned Unit
Development, APN 007-392-39. (Heather Ferris, hferris@carson.org)

SUMMARY: On June 26, 2019 the Planning Commission approved a Special Use
Permit (SUP-19-082) to allow for the construction of a booster pump station on the subject parcel.
The booster pump station will provide adequate pressure to pump domestic water from the end
of the 24-inch water transmission main located north of Long Ranch Estates to the Quill Treatment
Plant Water Tank. The booster pump station will be housed in a prefabricated pump house of
approximately 780 square feet with an interior emergency generator. The applicant has now
finalized designs and has determined that the anticipated maximum height of 15 feet will not be
sufficient to house the generator and muffler system; therefore, the applicant is proposing this
amendment to increase the total height of the structure to 19 feet. Booster pump stations, and
similar facilities, are allowed in the Single Family Residential 21,000 zoning district as a
conditional use. As the increased height is not substantially the same as the height that was
approved, an amendment to the Special Use Permit is required. The Planning Commission is
authorized to approve an amendment to the Special Use Permit.

RECOMMENDED MOTION: “l move to approve an amendment to SUP-19-082 as
presented based on the ability to make the required findings and subject to the conditions
of approval included in the staff report.”
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RECOMMENDED CONDITIONS OF APPROVAL.:

Note: The base language in these conditions is the language from the conditions of approval
approved on June 26, 2019 with SUP-19-082. Language proposed to be added appears in bold
with an underline. Language proposed to be deleted appears with a strikethrough.

1.

2.

10.

All development shall be substantially in accordance with the approved site plan.
All on and off-site improvements shall conform to City standards and requirements.

Building materials shall be consistent with the approved plans. All exposed metal surfaces
shall be painted in flat, non-glossy paint to complement or match the color of the exterior.

The applicant shall provide color samples to the Planning Division for review and approval
with the building permit. Building colors shall be neutral/earth tone colors to blend with
the surrounding environment and complement the existing homes in the neighborhood.

The applicant shall submit exterior light fixture details for the two proposed fixtures with
the building permit application. On-site, exterior lighting of the facility shall only be turned
on during maintenance visits to the site. Lights must be shielded with a 90-degree full
cutoff so that light is projected downward and not horizontally or upward. Light sources
or refractors shall not extend below the bottom of the shield.

The applicant shall submit a landscape plan for review and approval by the Planning
Division with the building permit application. The applicant shall coordinate the final plant
material selection for the proposed landscaping around the booster pump station with the
Parks, Recreation & Open Space Department and integrate the project’s landscaping into
the Long Ranch Park’s existing drip irrigation system.

The backup generator shall be housed inside the facility and shall not be used except in
the case of emergency, power outage or monthly maintenance and testing. Once monthly
maintenance and testing shall only occur between the hours of 8:00 am and 5:00 pm.

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.

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 consideration.

The booster station building shall be no taller than 19 feet 6 inches, when measured
to the peak of the roof.

LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.080 (Special Use Permit);
18.04.060 (Single-family 21,000)

MASTER PLAN DESIGNATION: Open Space

ZONING DISTRICT: Single-family 21,000- PUD
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KEY ISSUES: Will the use be compatible with the surrounding neighborhood and be in keeping

with the standards of the Carson City Municipal Code?

SURROUNDING ZONING AND LAND USE INFORMATION:

NORTH: Single-Family-1 acre / single family residences

EAST: Single-Family 1 acre & Single Family 12,000 / single family residence

WEST: Single-Family 21,000-PUD / single family residences

SOUTH: Single-Family 21,000-PUD & Public Neighborhood- PUD/ single family residences &
park

ENVIRONMENTAL INFORMATION:

FLOOD ZONE: Zone X shaded (0.2% Annual Chance Flood Hazard) & Zone AE
EARTHQUAKE FAULT: Zone Il (Moderate)

SLOPE/DRAINAGE: Site is flat

SITE DEVELOPMENT INFORMATION:

LOT SIZE (acres): 9.92 acres

STRUCTURE SIZE: Proposed structure approximately 780 square feet
VARIANCES REQUESTED: None

PREVIOUS REVIEWS:

e P-92/93-1- Long Ranch Estates Planned Unit Development.
e SUP-19-082- Special Use Permit for Booster Pump Station

DISCUSSION:

On June 26, 2019 the Planning Commission approved a Special Use Permit (SUP-19-082) for a
booster pump station on a 9.92-acre parcel designated as Open Space 2 on the Long Ranch
Estates Phase 4 final map. As approved, the booster pump station would be located in the
western portion of the subject parcel and housed within a prefabricated booster station building
approximately 780 square feet in size and approximately 15 feet in height (measured to the peak).
The facility would also include an interior emergency generator.

The booster pump station is part of the East-West Transmission Main Project and will provide
adequate pressure to pump domestic water from the end of a 24 inch water transmission main
located north of Long Ranch Estates, to the Quill Treatment Plant Water Tank, located on the
west side of the City. The East-West Transmission Main Project is part of a regional water
transmission system that conveys water from Douglas County at the south end of Carson City,
through the North-South Transmission main, then west to the Quill Water Tank located at the Quill
Treatment Plant on the west side of Carson City. The East-West Transmission Main Project, once
completed, will allow the City to convey water received from the North-South Transmission Main
to all water zones throughout the City. The booster pump station will pump water uphill to the Quill
Water Tank from the East-West Transmission Main.

The applicant has now completed the final design of the facility and has determined the overall
height of the booster station building must be increased from 15 feet (measured to peak) to 19
feet 2 inches (measured to peak) in order to accommodate the “Hospital Grade” muffler on the
emergency generator. The muffler will reduce the noise levels to approximately 45 dBA from the
previously anticipated 70 dB. For comparison, a normal conversation is measured at
approximately 60 dB.
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Booster pump stations, and similar facilities, are allowed in the Single Family Residential 21,000
zoning district as a conditional use. As the increased height is not substantially the same as the
height that was approved, an amendment to the Special Use Permit is required. The Planning

Commission is authorized to approve an amendment to the Special Use Permit.
PUBLIC COMMENTS:

Public notices were mailed to 161 property owners within 600 feet of the subject site on March 6,
2020. As of the writing of this report, staff has not received any written comments. 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 25, 2020 depending on the date of submission of the comments to
the Planning Division.

OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS:

Plans were routed to commenting agencies, and the following comments were received.
Comments have been incorporated into the conditions of approval, as appropriate.

Engineering Division

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 needed as part of the City’s Master Plan for water production and distribution.

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 (5¢) - Traffic/Pedestrians
The pump station will have a negligible impact on traffic.

C.C.M.C. 18.02.080 (5d) - Public Services
The project will increase the City’s water production capacity and make the system more
reliable.

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 (50) — 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.

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.
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1. Will be consistent with the objectives of the Master Plan elements.

The overall project is consistent with the City’s Master Plan for water production and distribution.
The project is the final phase of the north-south and east-west transmission main projects which
conveys water from the Douglas County line at the south of Carson to the Quill water treatment
plant on the west side of Carson City. The booster pump station will increase the redundancy of
the water system for the surrounding neighborhoods as well as the entire Carson City Water
System and provide the necessary pressure to pump the water to the Quill Tank.

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 increase in height from 15 feet to 19 feet 2 inches is below the maximum height of 26 feet
allowed in the Single Family 21,000 zoning district. The additional height is needed in order to
install the “Hospital Grade” muffler which will reduce the noise levels from the interior generator
to 45 dBA. It was previously estimated the noise levels from the generator would be
approximately 70 dB. For comparison, a normal conversation is measured at approximately 60
dB. The square footage, orientation, and location of the facility is substantially the same as
approved in June 2019. The approval includes conditions to ensure colors and materials are
similar to homes in the area. Landscaping will be required to blend with the existing landscaping
in the open space area and help to screen the facility from neighboring property owners. Exterior
lighting is limited to use during maintenance visits to the site; and lights are required to be shielded
with a 90-degree full cutoff so that light is projected downward and not horizontally or upward.
As designed and conditioned, the project will maintain compatibility with the character and
integrity of the neighborhood and will not be detrimental to the use, peaceful enjoyment, economic
value, or development of the surrounding properties.

3. Will have little or no detrimental effect on vehicular or pedestrian traffic.
The pump station is anticipated to have a negligible impact on vehicular and pedestrian traffic.

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 booster pump station will not overburden existing public services and facilities. The facility
will result in an increase in the City’s water production capacity and make the water system more
reliable. The facility will be required to comply with the currently adopted Carson City Fire Code
and northern Nevada fire code amendments.

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.

As designed and conditioned, the project will meet the specific standards outlined in Title 18. The
increase in height to 19 feet 2 inches (measured to the peak) is below the maximum height
limitation of 26 feet in the Single Family 21,000 zoning district.

6. Will not be detrimental to the public health, safety, convenience and welfare.
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As designed and conditioned, the project will not be detrimental to the public health, safety,
convenience and welfare. The building will be designed in accordance with all Carson City
Municipal codes which consider building safety. In the case of an equipment failure, the pump
station will be equipped with automated controls and alarms (non-audible) that will stop the
operation of the pump station and notify City staff about any failure. The project will result in an
increase in water production capacity and make the existing Carson City water system more
reliable.

7. Will not result in material damage or prejudice to other property in the vicinity, as a
result of proposed mitigation measures.

The additional height is needed in order to install the “Hospital Grade” muffler which will reduce
the noise levels from the interior generator to 45 dBA. It was previously estimated the noise levels
from the generator would be approximately 70 dB. For comparison, a normal conversation is
measured at approximately 60 dB. The square footage, orientation, and location of the facility is
substantially the same as approved in June 2019. The approval includes conditions to ensure
colors and materials are similar to homes in the area. Landscaping will be required to blend with
the existing landscaping in the open space area and help to screen the facility from neighboring
properties owners. Exterior lighting is limited to use during maintenance visits to the site; and
lights are required to be shielded with a 90-degree full cutoff so that light is projected downward
and not horizontally or upward. As designed and conditioned the increase in height from 15 feet
to 19 feet 2 inches will not result in material damage or prejudice to other property in the vicinity.

Attachments:
Application ( 2019-0000082)
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