
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF DECEMBER 20, 2022 
 
FILE NO:  LU-2022-0514                  AGENDA ITEM: 14.N 
 
STAFF AUTHOR:  Hope Sullivan, AICP, Community Development Director 
 
AGENDA TITLE: For Possible Action: Discussion and possible action regarding an application 
from Resource Concepts Inc. (“RCI”) for a special use permit (“SUP”) for a parking lot on property 
zoned Public and located at 604 W. Musser Street, APN 003-192-03.  (Hope Sullivan, 
hsullivan@carson.org) 
 
Staff Summary. RCI owns contiguous properties at 340 Minnesota Street and 505 West 
Telegraph Street.  Both properties have served as office space for RCI.  In October there was a 
fire at 340 Minnesota Street and that property cannot currently be occupied.  To accommodate 
needed on-site office space, RCI proposed to place temporary office space in the parking lot of 
505 West Telegraph Street and to utilize the contiguous subject property for parking.  As the 
subject property is zoned Public, the parking lot can only be established upon issuance of a SUP.  
The Planning Commission has the authority to approve a SUP. 
 
 
RECOMMENDED MOTION: “I move to approve LU-2022-0514 based on the ability to make the 
required findings and subject to the conditions of approval included in the staff report.” 
 
VICINITY MAP: 
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RECOMMENDED CONDITIONS OF APPROVAL:  
 
1. All development shall be substantially in accordance with the approved plans, except as 

otherwise modified by the 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 twelve (12) months of 

the date of final approval.  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 consideration. 

 
5. The temporary parking area and drive isle must be gravel to reduce sediment track-out.  
 
6. Any electric gates shall be equipped with a means of opening the gate by fire 

department personnel for emergency access.  Emergency operating devices shall be 
approved by the Fire Marshal. 
 

7. The limited scope of improvements required is based on the parking lot being temporary 
in nature.  This special use permit shall expire on December 20, 2024 and the site must 
be restored to its original condition.  Any time extension of the use is subject to review 
and approval by the Planning Commission and may result in additional conditions of 
approval. 

 
LEGAL REQUIREMENTS: Carson City Municipal Code (“CCMC”) 18.02.050 (Review); 
18.02.080 (Special Use Permit); 18.04.170 (Public) 
 
MASTER PLAN DESIGNATION:  Public / Quasi-Public 
 
ZONING DISTRICT:  Public (“P”) 
 
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 6,000 / Single Family Residential 
EAST: Residential Office / Office, Multi-family 
WEST: Single Family 6,000 / Multi-family, Single Family 
SOUTH: Single-family 6,000 / Multi-family, Single Family 
 
ENVIRONMENTAL INFORMATION: 
FLOOD ZONE: Zone AO  
EARTHQUAKE FAULT: Zone II (Moderate) beyond 500 feet   
SLOPE/DRAINAGE: Site is generally flat 
 
SITE DEVELOPMENT INFORMATION: 
SITE SIZE: 1.81 acres 
STRUCTURE SIZE: “school building:” 7,937 sqft, “health office:” 1,152 sqft 
VARIANCES REQUESTED: None  
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PREVIOUS REVIEWS: 
 
• HRC-15-061, Installation of a new door with a metal landing, stairs and ADA access ramp 

at Gleason School  
 
• HRC-12-038, To remove an exisiting poratble building and the replacement of a large 

portable building with added amenities; and replacement of deteriorated on-site paving 
and concrete.  

 
• HRC-05-101, To allow demolition of a 5000 square foot wood frame storage building.  

 
• U-87/88-35, An SUPto remove a portable classroom at Gleason Elementary School. 
 
DISCUSSION: 
The subject 1.81 acre property is owned by the school district and functions as office space and 
meeting / training rooms.  The northern portion of the site, where the parking lot is proposed, is 
essentially flat and separated from the balance of the site by a wooden opaque fence. 
 
The Applicant, an engineering firm, has offices and operates from the adjacent property at 505 
W. Telegraph Street.  Until October, the Applicant also had offices at 340 North Minnesota Street, 
which is adjacent to 505 West Telegraph Street.  In October 2022, there was a significant fire at 
340 North Minnesota Street and the building cannot be occupied.  The applicant plans to locate 
modular offices in the parking lot of 505 W. Telegraph to accommodate the workers displaced by 
the fire while 340 North Minnesota is rehabilitated.  As the modular offices will be located in the 
existing on-site parking lot, the Applicant has made arrangement with the school district to utilize 
the rear of 604 West Musser Street to accommodate off street parking for the workers.  The 
applicant anticipates that the rehabilitation will take two years. 
 

 
 
A driveway apron to allow for vehicular access currently exists on West Telegraph Street.  As the 
parking area is intended to be temporary, the Applicant proposes to improve it with gravel to 
accommodate 24 parking spaces.  Due to the intended temporary nature of the parking lot, staff 

Proposed 
Parking Area 

505 W. Telegraph 

340 N. Minnesota St. 
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is recommending the following condition of approval. 
 
 The limited scope of improvements required is based on the parking lot being 

temporary in nature.  This special use permit shall expire on December 20, 2024 
and the site must be restored to its original condition.  Any time extension of the 
use is subject to review and approval by the Planning Commission and may result 
in additional conditions of approval. 

 
The subject property is zoned Public.  Per CCMC 18.04.170, a Public Parking Lot is a conditional 
use in the Public use district and may only be established upon approval of an SUP.  Although 
the Applicant is seeking to establish a private parking lot rather than a public parking lot, as a 
private parking lot is not a listed use, per CCMC 18.04.025, the director shall review and make a 
determination.  The director finds that the proposed private parking lot will be similar to the public 
parking lot in terms of impacts and finds that it can be established in the Public use district subject 
to the approval of an SUP.  The Planning Commission is authorized to approve an SUP upon 
making each of the seven required findings of fact identified in CCMC 18.02.080 in the affirmative. 
 
PUBLIC COMMENTS:  
Public notices were mailed to 99 property owners within 600 feet of the subject site on December 
7, 2022.  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 December 20, 2022, depending on the date of 
submission of the comments to the Planning Division of the Carson City Community Development 
Department. 
 
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. 
 
Carson City Public Works Department, Engineering Division (“Development 
Engineering”): 
 
Development Engineering has no preference or objection to the special use request provided 
that the following conditions are met: 
 

• The temporary parking area and drive isle must be gravel to reduce sediment track-out.   
 
Development Engineering 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.  
Development Engineering offers the following discussion: 
 
CCMC 18.02.080(5)(a) - Master Plan 
The request is not in conflict with any Engineering Master Plans.    
 
CCMC 18.02.080(5)(b) – Use, Peaceful Enjoyment, Economic Value, Compatibility 
Development Engineering has no comment on this finding. 
 
CCMC 18.02.080(5)(c) - Traffic/Pedestrians 
The project will have a negligible impact on pedestrian and vehicular traffic.   
 
CCMC 18.02.080(5)(d) - Public Services 
The project will have a negligible impact on storm drainage and no impact to City water or sewer 
infrastructure. 
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CCMC 18.02.080(5)(e) – Title 18 Standards 
Development Engineering has no comment on this finding. 
 
CCMC 18.02.080(5)(f) – Public health, Safety, Convenience, and Welfare 
The project meets engineering standards for health and safety.   
 
CCMC 18.02.080(5)(g) – Material Damage or Prejudice to Other Property 
Development Engineering has no comment on this finding. 
 
CCMC 18.02.080(5)(h) – Adequate Information 
The plans and reports provided were adequate for this analysis. 
 
Fire Department:   
 
1. The project shall meet or exceed the 2018 International Fire Code requirements 
2. The project shall meet or exceed the 2018 International Fire Code Northern Nevada 

Amendments 
3. Electric gates shall be equipped with a means of opening the gate by fire department 

personnel for emergency access.  Emergency operating devices shall be approved by 
the Fire Code Official 

 
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. 
 
This finding can be made in the affirmative.  The subject property is in Redevelopment Area #1.  
Goal 1.2 of the Master Plan states to “Promote infill and redevelopment in targeted areas.”  
Associated policy 1.2a identifies redevelopment areas as a priority area for infill and 
redevelopment.  Although the subject property is not vacant, the portion of the property where the 
parking is proposed is vacant.  The use will be established on an underutilized parcel, thus 
constituting infill development in the redevelopment area. 
 
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.   

 
This finding can be made in the affirmative.  The proposed parking area will be located adjacent 
to the existing parking area and will be utilized by the same workers and customers who utilize 
the existing parking area.  The parking area will have a gravel surface to limit dust.  Staff finds 
that the request essentially constitutes a minor change in the location of the parking that supports 
the applicant’s offices, and the impacts will be significantly the same as what is currently realized. 
 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic. 
 
This finding can be made in the affirmative.  The offices, parking areas and associated traffic have 
existed in this area.  The proposed parking lot already has a driveway apron providing access to 
West Telegraph Street.  The request will temporarily shift the parking area to the neighboring 
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property while repairs are pursued on the fire damaged building. 
 
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.  
 

This finding can be made in the affirmative.  The proposed temporary parking area will not impact 
schools, police, fire, water, sanitary sewer, public roads, storm drainage or other public 
improvements. 
 
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.  
 
This finding can be made in the affirmative.  The purpose of the Public zoning district is, in part, 
“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.”  At this 
point, the property is used by the school district for office space and trainings.  This portion of the 
property is not being utilized and can be considered similar to an auxiliary use.  The parking use 
will be temporary in nature, and the site will be restored to its existing state. 
 
6. Will not be detrimental to the public health, safety, convenience and welfare.  
 

 This finding can be made in the affirmative.  The request constitutes a shift in the parking area 
from the existing site to the property to the west so that temporary offices can be set up while fire 
damage is repaired.   

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

result of proposed mitigation measures.  
 

 This finding can be made in the affirmative.  The request constitutes a shift in the parking area 
from the existing site to the property to the west so that temporary offices can be set up while fire 
damage is repaired.   
 
 
Attachments: 
 Application LU-2022-0514 
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SPECIAL USE PERMIT APPLICATION 

RESOURCE CONCEPTS, INC. 

TEMPORARY PARKING AGREEMENT ON CCSD PARCEL APN 003-192-03 

 

DETAILED WRITTEN PROJECT DESCRIPTION 

 

This project is a result of the fire Resource Concepts, Inc. (RCI) experienced in October that 

destroyed its main historic building. The result of the fire is an extensive effort to work with its 

insurance carrier to rebuild. In the interim, some of the RCI staff members have been displaced 

which required RCI to double up on offices and have some staff members temporarily work from 

home until other arrangements can be made. RCI anticipates the rebuild to be completed in 18 to 

24 months. As such, RCI is ordering temporary portable office and storage buildings to replace 

unusable conference and storage space, and offices lost to the fire until the rebuilt building is 

ready for occupancy. The portable offices and storage buildings will be located in RCI’s existing 

parking lot (APN 003-192-23). This will cause RCI to lose a maximum of 24 parking spaces. 

 

As a result of the impending shortage of on-site parking spaces, RCI coordinated with the Carson 

City School District which owns the parcel immediately west of the RCI parcel. This school 

district parcel (APN 003-192-03) is used for staff professional development. As such, no 

students are present. The coordination led to an agreement that was approved by the district’s 

board of trustees on Friday, November 18, 2022. The agreement provides RCI shared use 

parking within the district’s north portion of their parcel. The agreement allows a maximum of 

24 spaces on an all-weather gravel surface with ingress and egress limited to Telegraph Street. 

Telegraph Street is where RCI currently accesses its on-site parking lot so there is no adverse 

impact to the neighborhood since access remains the same and there is no increase in street 

parking or traffic. 

 

RCI also met with the Carson City Community Development Director and staff to discuss the 

need for this off-site and off-street parking. RCI was instructed to apply for a Special Use Permit 
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to gain city approval of the shared temporary parking arrangement. RCI understands this need 

being due to the school district parcel zoned Public Facility and because the area proposed for 

temporary parking is not currently used in that capacity.  

 

This Special Use Permit is pursuant to the Carson City Municipal Code (CCMC) 18.04.170 

(Public Zoning).  Parking requirements are pursuant to CCMC 18.04.170. 
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EXISTING CCSD PARKING SPACES = 58
EXISTING RCI PARKING SPACES = 30
PROPOSED RCI LOST SPACES = 15
PROPOSED CCSD TEMPORARY PARKING SPACES = 24

ALL NEW PROPOSED PARKING SPACES ARE FOR
TEMPORARY JOINT USE WITH RESOURCE CONCEPTS, INC.
(RCI) TO ASSIST IN THEIR PARKING NEEDS WHILE THEY SET
UP CONSTRUCTION TRAILERS IN THEIR PARKING LOT FOR
THE PURPOSE OF RELOCATING STAFF DUE TO THE RECENT
FIRE.

CONSTRUCTION TRAILERS WILL DISTURB APPROXIMATELY
24 OF THEIR EXISTING PARKING SPACES. THE EXISTING ADA
SPACE WILL REMAIN ON THE RESOURCE CONCEPTS, INC.
PAVED SITE. AS SUCH, THE PROPOSED SPACES DO NOT
INCLUDE ADA PARKING.

THIS PROPOSED PARKING AREA IS FOR TEMPORARY USE
AND WILL CONSIST OF A GRAVEL SURFACE.

RCI INGRESS AND EGRESS WILL BE LIMITED TO TELEGRAPH
STREET.

PARCEL BOUNDARY DISTANCES SHOWN ARE BASED ON
THE ASSESSOR PARCEL MAP. EXISTING BUILDING SETBACK
DISTANCES TO PARCEL BOUNDARIES ARE APPROXIMATE.
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HARDIMAN, JAMES RANDY II
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SUP INFORMATION

APPLICANT NAME RESOURCE CONCEPTS, INC.

PREPARER NAME

RECORD OWNER NAME

ASSESSOR PARCEL NUMBER

PARCEL ADDRESS

PERMIT REQUEST

JOE CACIOPPO, P.E.

RESOURCE CONCEPTS, INC.

003-192-23

505 W. TELEGRAPH STREET

SPECIAL USE PERMIT
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