STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF MARCH 29, 2023
FILE NO: LU-2023-0062 AGENDA ITEM: 6.J
STAFF AUTHOR: Heather Manzo, Associate Planner

AGENDA TITLE: For Possible Action: Discussion and possible action regarding a request
from Carson City School District (“Applicant”) for a special use permit (“SUP”) to allow for the
installation of electric vehicle (“EV”) charging stations and associated equipment to serve the
Carson City School District EV fleet on property zoned Public (“P”) located at 1111 North Saliman
Road, Assessor’s Parcel Number 010-041-64. (Heather Manzo hmanzo@-carson.orq)

Summary: The Applicant is proposing to install 14 EV charging stations and associated
equipment within the existing transportation parking area for the purposes of charging the school
district’s EV bus fleet. The project will be completed in a minimum of two phases, the first phase
will include the establishment of four charging stations. As the property is zoned Public, the
proposed improvements are subject to the approval of a SUP. The Planning Commission is
authorized to approve the SUP.

RECOMMENDED MOTION: “I move to approve LU-2023-0062 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.:

1.

All development shall be substantially in accordance with Special Use Permit plans and
application materials on file with the Carson City Community Development, Planning
Division (“Planning Division”).

All on and off-site improvements shall conform to City standards and requirements.

The applicant shall meet all the conditions of approval and commence the use for which
this permit is granted, within 12 months of the date of issuance of the special use permit.
A single, one-year extension of time may be granted if requested in writing to the Planning
Division 30 days prior to the one-year expiration date. Should this permit not be initiated
within one-year and no extension granted, the permit shall become null and void.

The applicant must sign and return the Notice of Decision 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.

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: General Commercial (“GC”) / various commercial and non-residential uses
EAST: GC-SPA / vacant land

WEST: MFA, PR, RO / single and multifamily residences and Mills Park

SOUTH: SF1A & SF6-SPA / single family residences and vacant land

ENVIRONMENTAL INFORMATION:

FLOOD ZONE: Zone X Shaded (minimal flood hazard)
EARTHQUAKE FAULT: Zone Il (Moderate Severity)
FAULT ZONE: Beyond 500 feet

SITE DEVELOPMENT INFORMATION:
LOT SIZE: +2.4-acre portion of a +64.42 acre site
VARIANCES REQUESTED: None

PREVIOUS REVIEWS:

LU-2021-0307 — An expansion to the existing Carson High School greenhouse project
previously approved by LU-2020-0009.

LU-2020-0009 — An amendment to SUP-10-014 to expand the greenhouse project to
include 400 square feet of outdoor classroom space and 124 square feet of office area to
serve the project.

SUP-10-014 — Approved to establish the greenhouse project on the Carson High School
campus.



LU-2023-0062

1111 North Saliman Road
Planning Commission
March 29, 2023

Page 3

DISCUSSION:

The subject property is within the Carson High School property in the Public zone. Every
development request within the Public zone requires the approval of a SUP. The School District
has requested a SUP to install EV charging stations and associated electrical equipment and site
work in at least two phases within the established transportation yard. The transportation yard is
approximately 2.4 acres in size located along East Robinson Street and is west of the greenhouse
project and east of the ROTC building. The greenhouse project serves as a visual buffer as
viewed from the east side of the transportation yard where the EV equipment is proposed to be
located.

The Carson City School District has been awarded a grant from NV Energy for four EV buses to
replace four older diesel fueled buses. The four buses and charging infrastructure will be
established with the first phase with the EV charging stations replacing existing diesel bus parking
stalls. The School District has plans to replace an additional 10 diesel buses with EV buses as
funds are available. Phase 2 will include an additional 10 EV charging stations which can be
installed as additional buses are added to the School District bus fleet.

Per CCMC 18.04.170, the use may only be established or modified in the Public zoning district
subject to first obtaining a SUP. The Planning Commission is authorized to approve the SUP.

PUBLIC COMMENTS:

Public notices were mailed to 164 property owners within 900 feet of the subject site on March
16, 2023. As of the writing of this report, staff had not received any public comments related to
the request. 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 29, 2023, 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.

Development Engineering
The Carson City Public Works Department, Development Engineering Division (“Development
Engineering”) has no preference or objection to the SUP request.

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
Development Engineering has no comment since the proposed project is changing existing
parking to electrical service stations and will not increase traffic.
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CCMC 18.02.080(5)(d) - Public Services
The existing sewer, water, and storm drain infrastructure are sufficient to serve the project. The
proposal is not going to require additional connections to existing infrastructure.

CCMC 18.02.080(5)(e) — Title 18 Standards
Development Engineering has no comment on this finding. This project must meet all Carson
City Development Standards and Standard Details.

CCMC 18.02.080(5)(f) — Public health, Safety, Convenience, and Welfare
The project will meet engineering standards for health and safety if the above conditions of
approval are met.

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 Comments

1. The project must comply with the international Fire Code and northern Nevada fire code
amendments as adopted by Carson City.

2. An emergency power shut off switch shall be provided for access by anyone working in
the area.

3. Gated areas shall have a Knox box with the appropriate keys for Carson City Fire
Department (“Fire Department”) Access.

4, Fire Extinguishers shall be provided that meet or exceed the Internarial Fire Code and
NFPA requirements

5. Emergency Evacuation plans shall be established for rapid evacuation of the buses due

to Fire. Training of all personnel operating the buses should be provided with special
attention to the Lithium-lon batteries and fires. Said program shall be reviewed and
approved by the Fire Department.

Building Division

The Applicant will need to obtain permits to complete the work. As such, the following items apply

to the building permit process:

1. Plans must specifically identify each of the respective adopted 2018 Code Series and
Northern Nevada Amendments (Building and Fire) on the cover sheet that govern the
design, construction, and inspection of the proposed development.

2. All plan submittals must comply with The Blue Book, A Reference Guide for the Nevada
Design and Construction Industry.

3. Apply at Carson City permit center digitally at permitcenter.carson.org.

4. Please include a site plan / civil page within the Building Plan submittal.

5. Please provide stamped electrical pages within the plan submittal.

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.
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The proposed addition of EV charging stations and associated equipment to facilitate the addition
of EV buses to the Carson City School District fleet is consistent with the Master Plan. The subject
property has a Public/Quasi-Public (“PQP”) Master Plan designation. The PQP designation is
intended for schools, government offices, community centers, fire stations, airports, libraries,
hospitals, and other similar uses. The project is proposed at the existing site of Carson High
School.

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 subject area currently operates as a transportation yard and bus parking lot for the School
District. The proposed conversion from diesel powered to EV buses within the parking lot will
have very little impact on the surrounding area. The project will not be detrimental to the use,
peaceful enjoyment, economic value, or development of surrounding properties or the general
neighborhood.

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

Since the requested EV equipment will be installed within the existing School District parking lot,
the request will not have a detrimental effect on vehicular nor 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 project is located on the Carson High School campus and the use exists. The
proposed addition of EV charging technology will not affect the site design nor will it have an
impact on public services and facilities 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.

The primary purpose of the Public zoning (CCMC 18.04.170) is to accommodate a wide range of
public institutional and auxiliary uses including but not limited to, buildings and facilities owned,
leased or operated by the School District. Per CCMC 18.04.170 the use may only be established
or modified subject to a SUP. The replacement of diesel buses with electric buses and the
replacement of the diesel engine plugs with EV technology supports the School District operations
and is consistent with the standards of this Title. As conditioned, the project will meet the definition
and specific standards set forth in Title 18.

6. Will not be detrimental to the public health, safety, convenience and welfare.

The proposed EV charging stations will be located within the existing bus fleet parking area on
the south side of the Carson High School campus. The addition of the EV buses to the school
district fleet will reduce vehicle emissions and contribute to improved air quality and will not be
detrimental 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.
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The proposed EV charging stations will be located within the existing bus fleet parking area on
the south side of the Carson High School campus. The addition of the EV charging stations and
equipment will not result in material damage or prejudice to properties in the vicinity.

Attachments: Application LU-2023-0062
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Carson City School District Electrical Vehicles (EV) Bus Project

Project Description:

Carson City School District (CCSD) received a grant from NV Energy for four (4)
Electrical Vehicles (EV) buses to replace four (4) of our older diesel buses. Along with
this, the grant will cover the electrical infrastructure for the Carson School District Bus
Electrical Vehicle Project.

The electrical for the infrastructure project shall consist of a NV Energy primary feeder
extension to a new NV Energy transformer and new main electrical services to be used
in charging EV Buses. A total of fourteen chargers (Nuvve Chargers) may be used
simultaneously. The management system may also be used to stagger the charger
starting which will help lower the utility demand and facility charges. Each charger is to
have an IP address, these are to be coordinated with the schools Innovation &
Technology Department. The project is broken into fwo phases. Phase | shall consist of
four new EV chargers and associated electrical equipment. It shall include the future NV
Energy secondary conduits stubbed into a N36 box for the service of the second phase.
Phase I, is to be completed in Q3 2024, and consist of ten new EV chargers and
associated electrical equipment.

Phase | will consist of a new Main Service-MSB 1, Distribution-CSBP, Transformer
along the east side of the Transportation property/fence line on a concrete pad. Along
with this, four (4) fast chargers, four (4) dispensers, and future NV Energy secondary
conduits stubbed on east side of Transportation property adjacent to the fence. The
Phase | Project is proposed to be constructed the summer of 2023. Phase |l will consist
of a new Main Service-MSB 2 and Distribution-CSBP along the east side of the
Transportation property/fence line on a concrete pad. Along with this, ten (10) fast
chargers and ten (10) dispensers are to be installed during the Phase Il Project on the
southeast corner of the Transportation property along the fence on new concrete. The
Phase Il Project is not scheduled/proposed, it is a future project.

Future bus charging would be on a twice daily cycle, nighttime charging would serve the
morning bus run with daytime charging for the afternoon bus run. The Nuvve Chargers
have a charge time of 3 hours for a complete charge and 1.5 hours for a half charge.
This allows for three full cycles at night and three half cycles during the day.

DEVELOPMENT CHECKLIST
Chapter 3: A Balanced Land Use Pattern

* The project meets applicable provisions of the Growth Management
Ordinance.

e The project uses no water or lighting. The EV Buses will provide a direct
benefit to the air quality by reducing the vehicle emissions. The new vehicle
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chargers have a management system to stagger the charger starting which
will help lower the utility demand and facility charges.

* The project is not located in a priority infill development area.

o The project does not interfere with pathway connections and easements
consistent with the adopted Unified Pathways Master Plan and maintain
access to adjacent public lands.

* The project does not influence pathway connections or access.

e The project is not adjacent to county boundaries. Ingress/egress is not
influenced by the project.

¢ The project meets all applicable transition standards.

¢ The project is not situated to affect environmentally sensitive areas.

« The project is situated outside the primary floodplain and geologic areas.

s The project does not interfere with potential or existing level of services.

s The project is not within a Specific Plan Area.

Chapter 5: Economic Vitality

s Goal 5.5- The EV Buses promotes educational resources, recreational
facilities, school activities and quality of life opportunities.

Chapter 6: Livable Neighborhoods and Activity Centers

e The project uses durable products.

¢ The project adheres to height and setback requirements.

s The project meets all appropriate height, and setback transitions and
connectivity to surrounding development to ensure compatibility with
surrounding development for infill projects.

o The project is not in a MU Activity Center.

o The project is not downtown. Housing models are not applicable.

Chapter 7: A Connected City

e The EV Buses will replace older buses in the Carson City School fleet for zero
emission vehicle for a healthier connected school system with the
neighborhoods where the students live.

s Currently, Washoe Schools, RTC Washoe, and other Transit Districts are
operating EV Buses successfully along their bus routes.

o The project does not maintain or enhance roadway connections, nor does it
interfere with pathways.

¢ However, the EV Buses replacement will provide a direct benefit to the air
quality by reducing the vehicle emissions.

SPECIAL USE PERMIT FINDINGS

Page 2of 5




NORTH: St Paul's Lutheran Church (RO)

SOUTH: Single Family Residential (SF6) - Residential single family homes
EAST: Zoning (GC & GCSPA) - undeveloped

WEST: Apartments (RO)

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

The CCSD Transportation Department is located on the Carson High School
campus. It is zoned-Public (P) and has been fully developed on 64.42 acres.
The electrical infrastructure, main electrical feed, transformer, and the chargers
for the EV Buses for the Carson City School District Transportation Department
will be consistent with the codes and objectives of the City Master Plan.

2. Will not be detrimental to the use, peaceful enjoyment, economic value, or
development of surrounding properties or the general neighborhood; and will
cause no objectionable noise, vibrations, fumes, odors, dust, glare or physical
activity.

The infrastructure project will provide electrical service to four (4) EV Buses for
the Carson City School District Fleet. While replacing four (4) old diesel
powered buses and getting them off the Carson City roadways. The EV Buses
will provide a direct benefit to the air gquality by reducing the vehicle emissions.
The new vehicle chargers have a management system to stagger the charger
starting which will help lower the utility demand and facility charges. The EV
buses are eco-friendly, operate quietly, and no fumes.

The actual infrastructure will not be detrimental to the use and enjoyment of
surrounding properties in all directions because they are already developed or
in public use.

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

No additional vehicle or pedestrian traffic will be impacted due to additional
infrastructure for EV Buses. Once the EV Buses are on line for CCSD
Transportation, the number of buses running routes for the school district will
remain the same. No new routes or increase to traffic will be noticed. No
additional traffic controls are needed because of the project. Existing setbacks
will be adhered to in order to prevent interference with driver visibility.
Electrical Vehicle Charging Stations are used throughout Carson City with no
known detriment to motorist or pedestrians.

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.
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The infrastructure project will provide electrical service to four (4) EV Buses for
the Carson City School District fleet. While replacing four (4) old diesel powered
buses and getting them off the Carson City roadways. The EV Buses will
provide a direct benefit to the air quality by reducing the vehicle emissions. The
new vehicle chargers have a management system to stagger the charger
starting which will help lower the utility demand and facility charges. The EV
buses are eco-friendly, operate quietly, and no fumes. This project will not
cause any additional burden on the Police and Fire Departments. There will be
not impact to water or sewer services due to the implementation of the
infrastructure. No new paving is being added to the project, and the drainage at
the transportation department is met. Robinson Street where the transportation
department is located has been developed and built out. No improvements are
needed.

5. Meets the definition of specific standards set forth elsewhere in Carson City
Municipal Code, Title 18 for such particular use and meets the purpose state
of that district.

Carson High School is zoned-Public (P) 18.04.170. The EV Buses will replace
older buses in the Carson City School fleet for zero emission vehicles for a
healthier connected school system with the neighborhoods and community.
The EV Buses replacement will provide a direct benefit to the air quality by
reducing the vehicle emissions. The EV Buses will help carry out the mission
of CCSD by bringing children to and from school.

6. Will not be detrimental to the public health, safety, convenience and welfare.

The project will not have any health or safety concerns for the community. The
infrastructure project will provide electrical service to four (4) EV Buses for the
Carson City School District fleet. While replacing four (4) old diesel powered
buses and getting them off the Carson City roadways. The EV Buses will
provide a direct benefit to the air quality by reducing the vehicle emissions.

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

This project will not result in material damage or prejudice to other property in
the vicinity as explained above.
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To summarize, the infrastructure project will provide electrical service to four (4) EV
Buses for the Carson City School District fleet. While replacing four (4) old diesel
powered buses and getting them off the Carson City roadways, the EV Buses will
provide a direct benefit to the air quality by reducing the vehicle emissions. The EV
Buses will help carry out the mission of CCSD by bringing children to and from our great
schools. Carson City School District appreciates your consideration of this request for a
special use permit.

ACKNOWLEDGEMENT OF APPLICANT

| certify that the foregoing statements are true and correct to the best of my knowledge
and belief. | agree to fully comply with all conditions as established by the Planning
Commission. | am aware that this permit becomes null and void if the use is not initiated
within one year of the date of the Planning Commission’s approval; and | understand
that this permit may be revoked for violation of any of the conditions of approval. |
further understand that approval of this application does not exempt me from all City

code reqyirements.
M M’ 2/9/2023

Applicant  Mark MffJohnson, Capital & Special Projects Manager Date
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REQUEST: Approve the installation of a NV Energy primary
feeder extension to a new NVE transformer and new main
electrical services lo be used in charging Electrical Vehicle
{EV) Buses at the Carson High School Transportation Yard.
A total of fourteen chargers may be used simultaneously.
The project is broken into two phases. Phase | shall consist

of four new EV chargers and associated electrical _-J

equipment proposed to summer 2023 . It shall include the
future NVE secondary conduits stubbed into a N36 box for
the service of the second phase proposed for the future
Phase II consists of ten new EV chargers and associated
electrical equipment for future construction.
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Zoned-Public (P) 18.04 170  Acres: 64.42

Site Plan Prepared by: Mark Johnson

CARSON HIGH SCHOOL

Bus Electrical Vehicle (EV) Service Project
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10004 UG PULL PHASE 1l

METER MAIN SECTION Fuurs Coridncisar
_,l‘
MAIN SERVICE MSBZ
10004, NEMA 3R
ABIZTTV, 3PH. 4W
42K AC
o
far!
10003
HOUSEKEEPING
| / PAD
’ — L |
Elevation
Main Service - MSB2
(3 4°C
+ MINI POWER 2ONE
DISTRBUTION BV
10004 N3R &
48077V 3PH
42K M k SR
NUVVE L NUVVE
EOKW DC 50w DC
FAST CHARGER DISPENSER
l— O =O PCS CABINET ] CCS TYPET CABINET
S — £
|
—— ea) 1 | I
e
L -d =
120¥ GRI 1
WP RECPT |
HOUSEKEEPING
PAD
rd — s pa | L T T L L I
| il J L ! 1 L]
ANCHOR ANCHOR \
- BOLI
Elevation . Elevation concere
. . . Elevation WAL KWAY
Distribution - CSBP Fast Chargers for Buses Dispenser

A new Main Service - MSB 2 and Distribution - CSBP
is proposed to be installed during the Phase Il
Project aleng the easl side of the Transportation
property along the fence with a new concrete pad

in 2025-26

Ten {10} Fast Chargers and Ten {10} dispensers are proposed 1o be installed during the
Phase Il Project 2025-26 along the east side of the Transportation property along
the fence on new concrete
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Three-Phase
Transformers
CA202003EN

COOPER POWER

Effective July 2015
Supersedes 210-12 August 2013

Three-phase pad-mounted
compartmental type transformer

SERIES

General

At Eaton, we are constantly striving to introduce
new inngvations to the transformer industry,
bringing you the highest quality, most reliable
transformers. Eaton’s Cooper Power series
Transformer Products are IS 9001 compliant,
emphasizing process improvement in all phases
of design, manufacture, and testing. In order

to drive this innovation, we have invested

hoth time and money in the Thomas A, Edison
Technical Center, our premier research facility

in Franksville, Wisconsin, Such revolutionary
products as distribution-class UltraSIL™
PalymerHoused Evolution™ surge arresters and
Enviroternp™ FR3™ flind have been developed at
our Franksville fab,

EF.T°N

Powering Business Worldwide

With transformer sizes ranging from 45 kVA

to 12 MVA and high voltages ranging from
2400V 10 46 kY, Eaton has you covered. From
fabrication of the tanks and cabinets to winding
of the cores and ¢oils, to production of arresters,
switches, tap changers, expulsion fuses, current
limit fuses, bushings (live and dead} and molded
rubber goods, Eaton does it all. Eaton's Cooper
Power series transformers are available with
electrical grade mineral il or Enviroternp™ FR3™
fluid, a less-flammable and bio-degradable fluid.
Electrical codes recognize the advantages of
using Envirotemp™ FR3™ fluid both indoors and
outdoors for fire sensitive applications. The bio-
based fluid meets QOccupational Safety and Health
Administration {OSHA) and Section 450.23 NEC
Requirements.



Catalog Data CA202003EN Three-phase pad-mounted compartmental type transformer
Effective July 2015

Nameplate
laser-scribed anodized aluminum

Bay-O-Net fusing  Drip shield Liguid level gauge

SILL o . Remnovable cabinet
Suitable for skidding, 5-position tap changer walls

rolling, and jacking

Parking stand Ground pad and strap for x,
Figure 1. Three-phase pad-mounted compartmental type transformer.

Table 1. Product Scope

Tvpe Three Phase, 50 or 60 Hz, 65 °C Aise
{55 °C, 55/65 *C), 65/75 °C, 75 °C
Fluid Type Meneral oil or Emarotemp™ FRI™ fluid
Coil Configuration 2-winding or 4-winding or 3-winding [Low-High-Low), 3-winding {Low-Low-Hrgh)
Size 45 = 10,000 kvA
Primary Voltage 2,400 — 46,000 vV
Secondary Veltage 208Y/120 V to 14,400 V
Inverter/Rectifier Bridge

K-Factor {up to K-19)

Vacuum Fault Intereupter (VFI)

UL® Listed & Labeled and Classified
Specialty Designs Factory Mutual (FM) Approved®

Solar/Wind Designs

Differential Protection

Seismic Applications fincluding O0SHPD)

Hardened Data Center

z www.eaton.com/cooperpowarseries
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