
STAFF REPORT FOR PLANNING COMMISSION MEETING OF NOVEMBER 16, 2021

FILE NO: LU-2021-0304            AGENDA ITEM: 6.B

STAFF CONTACT: Heather Manzo, Associate Planner

AGENDA TITLE: LU-2021-0304 For Possible Action: Discussion and possible action regarding a 
request to amend special use permit U-95/96-14 to allow for the installation of a sound barrier 
around an existing chiller unit on property zoned Public Regional (“PR”) located at 775 
Fleischmann Way, APN 001-201-30. (Heather Manzo, hmanzo@carson.org)

Summary: On March 27, 1996, the Planning Commission approved an amendment to a special 
use permit (“SUP”) to add a chiller and cooling tower on the north side of a hospital site. The 
approval included a condition of approval that limited the allowable noise level as measured at the 
exterior of the nearest residential unit to 55 decibels.  As the condition of approval relative to noise 
is not being met, the applicant is proposing to replace an existing 8-foot-tall chain link fence with 
slats with a permanent 12 to 19-foot-tall sound-absorbing barrier around the chiller equipment.
The Planning Commission is authorized to approve an amendment to the special use permit.

RECOMMENDED MOTION: “I move to approve LU-2021-0304, an amendment to U-95/96-14,
based on the findings and subject to conditions of approval contained in the staff report.”

VICINITY MAP:

Chiller 
Unit
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RECOMMENDED CONDITIONS OF APPROVAL:
NOTE: The following conditions of approval shall supersede the conditions of approval associated 
with U-95/96-14. Language proposed to be added appear in bold with an underline. Language 
proposed to be deleted appear with a strikethrough.

1. All development shall be substantially in accordance with the development plans approved 
with this application, except as otherwise modified by these conditions of approval.  

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 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. 

4. The applicant must sign and return the notice of decision acknowledging the 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. 

5. All other departments’ conditions of approval, which are attached, shall be incorporated as 
conditions of this report.

6. The Fleischmann Way frontage shall be screened with a combination of low wall and dense 
landscaping to screen the engineering services building and new chiller and cooling tower.  
Prior to the issuance of a building permit, the applicant shall have landscape plans 
approved which include the installation of two non-columnar trees in the landscape 
area located between the north side of the chiller barrier and the sidewalk.  

7. The noise level from the chiller and cooling tower shall be limited to 55 dBa at the nearest 
residential unit on the outside and 45 dBa at the nearest residential unit on the inside, or at 
those levels specified in Carson City Municipal Code if one is in place at the time a building 
permit is issued.  Prior to a final inspection for the sound barrier, the applicant shall 
submit a letter from a licensed acoustical engineering consultant demonstrating that 
the noise level at the nearest property line on the north side of Fleischmann Way is 55 
dBa (decibels, A-weighted) or less with the chiller operating at 100% capacity for the 
duration of the noise survey.  The noise level from the chiller and cooling tower shall 
be limited to a maximum of 55 dBa at the nearest property line of a residence.

8. Prior to the issuance of a building permit, the applicant shall demonstrate that a four-
sided permanent barrier,19 feet in height will be installed around the chiller unit, 
consistent with Sheet P-4 dated 10/14/2021 (Attachment 1).  The access door to the 
chiller area shall be constructed of the same, or similar sound proofing material as the 
sound barrier structure.  Chain link shall be prohibited.

LEGAL REQUIREMENTS: Carson City Municipal Code (“CCMC”) 18.02.080 (Special Use 
Permits) and 18.04.185 (Public Regional “PR”).

MASTER PLAN DESIGNATION: Mixed Use Residential
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ZONING: Public Regional (“PR”)

KEY ISSUES: Will the proposed improvements adequately reduce the noise generated by the 
chiller unit to bring the site into compliance with Condition of Approval No. 7 for case No. U-95/96-
14, limiting noise levels at the nearest residence to a maximum of 55 dBa?  

SITE DEVELOPMENT INFORMATION:
LOT SIZE: portion of a 7.15 acre site
EXISTING LAND USE: Hospital
VARIANCES REQUESTED:  None

SURROUNDING ZONING AND LAND USE INFORMATION:
NORTH:  Single Family 6,000 (“SF6”) and Public Community (“PC”) / single family residences
EAST:     Residential Office (“RO”) / residences, medical and office buildings, Treadway Park
SOUTH:   Multi-Family Apartment (“MFA”) / memory care facility
WEST:     RO and SF6 / single family residences, medical and office buildings

DISCUSSION:  
In 1994, a SUP (U-93/94-24) was approved to allow for an expansion of existing hospital facilities 
at the subject site located at 775 Fleischmann Way. An amendment to the approved SUP was 
granted in 1996 to remodel the hospital which introduced a new condition associated with Case 
No. U-95/96-14 that stated:

“7. The noise level from the chiller and cooling tower shall be limited to 55 dBa at the nearest 
residential unit on the outside and 45 dBa at the nearest residential unit on the inside, or at those 
levels specified in Carson City Municipal Code if one is in place at the time a building permit is 
issued.”

At the time the condition was placed on the project, Carson-Tahoe Hospital owned the subject site 
as well as the adjacent residential property across Fleischmann Way.  Obtaining sound readings 
would have been possible since both properties were under common ownership.  In 2014, Carson-
Tahoe sold the residential property which is now used as a private residence.

Staff has received complaints from residents adjacent to the hospital site stating that the noise 
levels were not in compliance with the condition of approval.  These levels have been substantiated 
by sound readings taken by staff and by the applicant-hired acoustical consultant during a site visit 
on August 23, 2021.

In order to bring the site into conformance with the conditions of approval, the applicant has 
proposed the installation of a four-sided sound barrier around the chiller unit at a height between 
12 and 19 feet tall.  The acoustical analysis prepared on October 14, 2021 by Bollard Acoustical 
Consultants, Inc finds that the barrier must be 19 feet tall in order for the noise levels to be in 
compliance with the 55 dBa noise level at the nearest residential unit.

Per the provisions of CCMC 18.02.080, the Planning Commission has the authority to approve the 
SUP upon making each of the seven required findings in the affirmative.

PUBLIC COMMENTS:  Public notices were mailed to 139 property owners within 600 feet of the 
subject property on November 2, 2021.  As of the writing of this report, staff has not received any 
inquiries related to the request.  Any comments that are received after this report is completed will 
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be submitted to the Planning Commission prior to or at the meeting on November 16, 2021, 
depending on the date of submittal of the comments to the Planning Division.

OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: The following comments 
were received by various city departments.  Recommendations that are not code requirements 
have been incorporated into the recommended conditions of approval, where applicable.

Carson City Fire Department:  
The project must comply with the International Fire Code and Northern Nevada Fire Code 
amendments as adopted by Carson City.

Carson City Building Department: 
The building permit will need to include design according to manufacturer specifications for 
installation to maximize the effectiveness of the barrier.  Since the barrier exceeds six feet in height, 
the barrier will need to be engineered.  

Carson City Development Engineering Division:
The Engineering Division has no preference or objection to the special use request provided that 
the following requirement is met:

 If work is proposed within the Fleischmann Way public right of way, an encroachment permit 
will be required prior to commencement of work.

FINDINGS:   The staff recommendation is based upon the findings as required by CCMC 
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 subject property has a Master Plan land use designation of Mixed-Use Residential which 
primarily consists of medium to high density residential housing with a variety of non-residential 
uses which include: health services, professional offices, and other commercial uses that generally 
support neighborhoods.

The hospital use is established. This request is to install a sound barrier of sufficient design and 
height on an existing hospital site to mitigate noise generated by an existing chiller unit located on 
the northern portion of the site. 

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 area of concern for this project is related to adverse noise impacts on neighboring properties. 
It should be noted that at the time the SUP was approved in 1996, the property across the street 
from the approved chiller unit was owned by Carson-Tahoe Hospital and is zoned Public 
Community (“PC”).  Based on available records, it appears that the property to the north of the 
chiller unit has had a single-family use established since the property was developed in the mid-
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1960’s.  Condition No. 7 was intended to mitigate the noise impacts of the chiller unit on all nearby 
residents.  The condition requires applicant representatives and City staff to enter onto private 
property to determine whether noise levels comply with the conditions of approval.  This presents 
challenges from an administrative feasibility level, and if against property owner wishes, would 
result in the applicant’s inability to demonstrate compliance with the required conditions of 
approval.

Condition No. 5 has been deleted as there are no secondary conditions of approval associated 
with this SUP. Condition No. 6 is recommended to be modified to require enhanced landscaping 
to include the installation of trees between the sound barrier wall and Fleischmann Way.  Changes 
to Condition No. 7 are recommended to replace the original condition of approval related to noise 
generation. As stated in the October 14, 2021 sound study, if noise levels meet the maximum 
level of 55dBa at the closest property line, the noise levels at the residence will be at or less than 
55dBa.  Figure 3 of the sound study includes a Center for Disease Control (“CDC”) Noisemeter 
that depicts noise levels for a variety of everyday activities.  Per the CDC, a conversation between 
two people is 65 dBa. Condition No. 8 is recommended to require the applicant to construct the 
sound barrier at 19 feet tall since the acoustical analysis found that 55 dBa would not be reached 
with a barrier that was constructed at less than 19 feet in height.  

With the recommended conditions of approval, staff can make SUP finding 2.

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

There are sidewalks along the project frontage and the proposed sound barrier will not result in a 
modification to vehicle 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 proposed sound wall will not have an impact on public services and facilities.

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 hospital use is one of the listed conditional uses within the PR zoning district.  With the 
inclusion of the recommended conditions of approval, the project is found to be in compliance with 
CCMC.

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

The proposed sound barrier will not be detrimental to the health, safety, convenience and welfare 
of the public.  The proposed sound barrier will bring the project into conformance with the allowable 
noise levels in the SUP.

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

The proposed 19-foot-tall sound barrier will replace the 8-foot-tall chain link fence with slats that 
currently exists around the chiller unit. The barrier materials are specifically designed to reduce 
noise impacts on nearby properties and while the purpose of the barrier is to reduce noise to levels 
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below 55 dB at the residential property lines to the north, the barrier is made of a more decorative 
material than chain link which has been proposed to be complimentary to the site.  Additional 
landscaping is recommended to minimize the visual impacts of the sound barrier.  With the 
inclusion of the recommended conditions of approval, the project will not result in material damage 
or prejudice to other property in the project vicinity.

Attachment: Application LU-2021-0304
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From: Heather Manzo
To: Christie Overlay
Subject: FW: LU-2021-0304 SUP Amendment
Date: Friday, November 5, 2021 9:16:58 AM
Attachments: image001.png

Hey Christie,
 
Will you please delete the previous public comment from Lisa and replace it with the one below, at
her request?
 
Heather Manzo
Associate Planner
108 E. Proctor Street
Carson City, NV 89701
(775) 283-7075
hmanzo@carson.org

 

From: lisa harris <l_turtle@yahoo.com> 
Sent: Friday, November 5, 2021 8:52 AM
To: Heather Manzo <HManzo@carson.org>
Subject: Re: LU-2021-0304 SUP Amendment
 
This message originated outside of Carson City's email system. Use caution if this
message contains attachments, links, or requests for information.

 

Thank you for sharing that product with me Heather, I have never heard of it before. It looks pretty
durable but I don't think it will solve the problem. My problem all along has been outdoor noise. I filed an
official complaint that should be on file. Can you please revise my comment as follows? 
 
The existing chiller on site has been a nuisance for many years. I understand the SUP was approved at
55 decibels. Is that really quiet enough? Should this permit be valid in a residential neighborhood? Can
sound attenuation be studied during the installation further away? I live further than the studied areas and
the constant humming noise is driving me crazy. I don't want to hear any buzzing noise. My yard is
approximately 400'-500' away from the chiller and the noise is ridiculous. I want to enjoy our beautiful
quiet city. The constant buzzing noise is far worse than intermittent noise like a loud car driving by. The
sound study talks about reducing interior noise to 45dB. This is not my concern. My concern is being able
to enjoy my yard. I want to hear 0dB from the non-compliant chiller. Can they put a roof over it to contain
more sound, replace it or move it to a more suitable location? Due to many years of non-compliance and
not caring about the residential neighborhood in general, I think their SUP should be rejected entirely.
After 2 years of complaining, they have put up a hideous tarp with zero sound attenuation abilities. Their
previous attempt was a chainlink fence with slats and weird green plastic plants. The chiller and their
"solutions" detract from the beautiful quiet aesthetic of the neighborhood and have been absurd. Thank
you for your time.
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On Friday, November 5, 2021, 08:15:33 AM PDT, Heather Manzo <hmanzo@carson.org> wrote:
 
 

Good Morning Lisa,

 

Thank you for providing your comments.  I will forward them to the Planning Commission for their
consideration if you would like. 

 

I have attached the application which includes the sound study, the proposed site plan and sound barrier
structure elevations. 

 

Please let me know if you wish to discuss this further.  My phone number and email are listed in my
signature below. 

 

Heather Manzo

Associate Planner

108 E. Proctor Street

Carson City, NV 89701

(775) 283-7075

hmanzo@carson.org
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