
STAFF REPORT FOR PLANNING COMMISSION MEETING OF SEPTEMBER 5, 2023

FILE NO:  LU-2023-0315          AGENDA ITEM:  6.A

STAFF CONTACT:  Heather Manzo, Associate Planner

AGENDA TITLE:  For Possible Action: Discussion and possible action regarding an application 

office, model homes, and associated parking on properties zoned Multi-Family Apa
-881-01, 009-881-02 

and 009-881-03, as amended.  (Heather Manzo, hmanzo@carson.org)

STAFF SUMMARY:  The Applicant is requesting to convert three condominium units into model 
homes, construct a temporary tract sales office within one of the model home garages and provide 
temporary parking for the office.  Temporary tract sales offices are a conditional use in the MFA 
zoning district; therefore, an SUP is required.  The Planning Commission is authorized to approve 
the SUP.

PROPOSED MOTION: special use permit LU-2023-0315, based on the 
findings and subject to the conditions of approval contained in the staff 

VICINITY MAP: 

Sales Office and 
Model Homes
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RECOMMENDED CONDITIONS OF APPROVAL: 
  
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 consideration.  

 
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.  
 
4. 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.   

5. The applicant shall submit a copy of the notice of decision and conditions of approval with 
the building permit application. 
 

6. Model home units and sales office operations shall be limited to Building No. 10.  The 
Applicant shall provide for one accessible parking space and accessible restroom fully 
contained within the subject subdivision.  An accessible path from the accessible parking 
and restrooms to the sales office may not rely on the private drive aisles. 

 
7. The hours of operation for the model homes and sales office shall be limited to 8:00am to 

6:00pm daily.   
 

8. Improvements associated with the model homes and sales office shall be removed and the 
units converted to single family condominium units upon the sale of the last unit.  
Advertising methods included in this review and approval must be removed in conjunction 
with the timing of the conversion of the model homes to residential uses. 

 
LEGAL REQUIREMENTS: CCMC  18.02.080 Special Use Permits; 
CCMC 18.04.105 Multifamily Apartment (MFA); and Carson City Development Standards 

CCDS  Division 2  Parking. 
 
MASTER PLAN DESIGNATION:  High Density Residential ( HDR ) 
 
PRESENT ZONING:  MFA 
 
KEY ISSUES: Will the proposed establishment of three model homes, a temporary tract sales 
office inside the garage of one of the model homes, and associated parking be compatible with 
the surrounding neighborhood and be in keeping with the standards of the CCMC?   
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
NORTH:  
EAST:    single-family residences 
WEST:   MFA / single family residence 
SOUTH:   
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ENVIRONMENTAL INFORMATION: 
FLOOD ZONE: X and X-shaded (no special construction requirements) 
EARTHQUAKE FAULT:  Beyond 500 feet 
SLOPE/DRAINAGE: Slope is level 
 
SITE DEVELOPMENT INFORMATION: 
   
DISCUSSION:   
The Applicant is seeking approval of a temporary tract sales office including three model home 
units with accessible parking within the Silver Crest Condominium subdivision (SUB-2022-0549).   
 
Per CCMC 18.04.105, a temporary tract sales office is a conditional use in the MFA zoning district, 
requiring approval of a SUP.  Per CCDS 2.3.3, off-street parking may be authorized for the parcel 
in a location not farther than 300 feet from the building site upon the issuance of a SUP.  The 
applicant proposes one accessible parking space and use of the existing guest parking located 
on-site to address parking requirements.  In addition to on-site parking, there is on-street parking 
along the Oak and East Roland Streets that abut the project.  The applicant has verified all signage 
associated with the sale of units within the subdivision will conform to the adopted sign standards 
contained in CCDS 4.7. 
 
Per CCMC 18.02.080, the Planning Commission has the authority to approve an SUP upon making 
each of the seven required findings in the affirmative. 
 
PUBLIC COMMENTS: Public notices were mailed to 37 property owners within 750 feet of the 
subject site on August 24, 2023. As of the writing of this report, no public comments have been 
received.  Any comments that are received after this report is completed will be submitted to the 
Planning Commission prior to or at the meeting on September 5, 2023, depending on the date of 
submission of the comments to the Planning Division. 
 
OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: The following comments 
were received by various city departments.  Recommendations have been incorporated into the 
recommended conditions of approval, where applicable. 
 
Development Engineering:    
 
The Carson City Public Works Department, Development Engineering Division Development 
Engineering  has no preference or objection to the SUP request provided that the following 
conditions of approval are met: 
 

 Plans must be submitted which demonstrate that the portable restroom will be moved 
back so that the door will not impede the adjacent sidewalk, and a hard surface must be 
installed between the restroom and the sidewalk.   

 
 The proposed ADA parking space does not meet ADA standards.  Prior to issuance of 

the building permit, plans must be submitted which demonstrate that an ADA parking 
spot, meeting ADA standards, will be installed.  The ADA path from the parking stall to 
the sales office may not rely on the project drive isles.   

 
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: 
 
The project must meet all Carson City Development Standards and Standard Details. 
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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 city sewer, water, and stormwater services.   
 
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 will meet engineering standards for health and safety if conditions are met.   
Earthquake faults: No known within 500 feet. 
FEMA flood zones: X and X-shaded (no special construction requirements) 
Site slope: Level 
 
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. 
 
FINDINGS: Staff's 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 proposed project is consistent with the Master Plan.  The Master Plan land use designation of 
the subject property is High Density Residential.  High Density Residential designation is intended 
to support high density residential uses which include condominiums, townhomes and multifamily 
residential development.  Goal 6.1b  Neighborhood Design shall promote variety and visual 
interest in the design of new neighborhoods through the incorporation of varied lot sizes, building 
styles and colors, garage orientation, and other features.  The subdivision has been approved and 
the home plans have been found to be consistent with CCMC and the approved tentative map.   

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 project consists of a neotraditional design with private streets that serve to provide access to 
garages and landscaped areas opposite the garages within common areas.  The sales office and 
model home units are proposed within Building 10 as shown on the site plan provided with the 
application materials.  Landscaping along the project frontage has been installed and the first six 
buildings within the development have been constructed.  The Applicant has noted that signage 
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will comply with CCMC and that it will be removed upon sale of last unit and the model homes, 
tract sales office, and parking will be converted to condominium homes and the garage.  The 
proposal will not have a detrimental effect on the surrounding properties or general neighborhood.  
 
The proposed sales office, model home units and associated improvements will not be detrimental 
to the use, peaceful enjoyment, economic value or development of surrounding properties or the 
overall neighborhood.  Approval of the request is consistent with the development of a residential 
subdivision and will not create adverse impacts such as noise, vibrations, fumes, odors, dust, glare 
or physical activity. 

 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic.  
 
Sidewalks and roadways to provide access to the subdivision, including the sales office have been 
constructed.  The accessible parking and accessible restroom plan will need to be approved by 
Development Engineering and the Building Division of the Carson City Community Development 

.  Access to the sales office from the accessible parking area will 
need to be provided using an approved accessible access.   It is anticipated that the accessible 
path will incorporate the sidewalk along Oak Street.  As proposed and with recommended 
conditions of approval the project will not be detrimental to vehicular or 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 availability of appropriate utilities, schools, police and fire protection, public roads, storm 
drainage and other public improvements were reviewed in conjunction with the approval of the 
subdivision. This request is intended to enhance the sales of the condominium units for the 
approved subdivision to prospective buyers.  The development of the project has already been 
approved and aside from improvements to meet accessibility requirements for the sales office, no 
new improvements are necessary to support the request.   
 
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.  

There is on-site guest parking which is located to the east of Building 12 as depicted on the site 
plan contained in the application package.  An additional accessible parking stall and accessible 
restroom will be required to comply with accessibility requirements for the sales office use.    The 
Applicant is proposing to locate both improvements related to the temporary sales office onsite, to 
the approval of the Building Division and Development Engineering.  The accessible parking and 
restroom will eventually be removed once the sales office is no longer necessary and converted 
back to a garage.   

 
With the approval of this SUP with recommended conditions of approval, the request will meet the 
applicable definitions and specific standards found in the code.  The primary purpose of the MFA 
zoning district is to provide for the development of higher density residential uses including 
condominiums.   

6. Will not be detrimental to the public health, safety, convenience, and welfare.  
 
The proposed temporary conversion of three condominium units into model homes, an on-site 
sales office, on-site accessible parking and restroom is not anticipated to be detrimental to the 
public health, safety convenience and welfare.  At the conclusion of the temporary sales office and 
model home units, the residential units will be available for sale and the temporary use will 
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terminate.  The Silver Crest subdivision has been approved to allow for development and there 
have been six buildings with a total of 18 units constructed.  The other proposed buildings, onsite 
amenities, and site improvements are either under construction or will be constructed in the future.  

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

result of proposed mitigation measures.  
 
This request is to allow the temporary use of three of the condominium units in this subdivision to 
operate as a model home complex with a sales office to market the residential development.  This 
temporary use is located near the entrance to the project from Oak Street.  Off-street parking and 
landscape area is provided that will mitigate the impact of the temporary use on the surrounding 
properties.   

Attachments:   
 Application  LU-2023-0315 















 
 

 

 

 
 

 

 

 

 

 
 

 

 

















































Worksheet for Circular Pipe - 12" 5 Yr Flow



Worksheet for Circular Pipe - 12" Full FLow



Worksheet for Circular Pipe - 15"



Worksheet for Circular Pipe - 30" Full Flow



Worksheet for Circular Pipe - 30" 35cfs





Cross Section for Oak St





Cross Section for E Roland St 0.7% Slope



Cross Section for E Roland St 2%
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Test Date: Test Time:

Pressure Zone: Main Size:

Comments:

Static: 120 psi

Residual: 74 psi

46 psi Flow 1 HM2 26 2 1.307 795

38 % Flow 2 HM1 28 2 1.307 825

TRUE Flow 3

TRUE 1621

20 psi

Oak-Roland3.pdf
78Hydrant OBJECTID:

Data Sheet File Name:

Pursuant to NFPA 291, fire flow test data over five years old should not be used.  

Based on NFPA 291 - 2019 Edition and APWA Manual 17 - Fourth Edition

Area Map Rated Flow

Total

gpm

Pressure
Drop:

Residual Hydrant

Hydrant 
Tester

Rated Capacity at 20 psi residual pressure.

Location of Test (Street and Cross Street):

10/15/2019

Testing Personnel:

Address Nearest Residual Hydrant:

Fire Flow Test Data Sheet

175 E. Roland St

Oak and Roland

2,500

Rated Pressure (for Rated Capacity Calculation)

Flow Hydrant(s)
Discharge 
Diameter 

(in)

Pitot
Pressure

(psi)

Pitot Flow 
(gpm)

8" main in Oak, 6" main in Roland

Lower Voltaire 6"

Test Results:

Outlet
Coeff.    

(c)





Pump Definition Detailed Report:  Pump Definition - 1



Pump Definition Detailed Report:  Pump Definition - 1
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Residual Measure























Silver Crest Condos







Worksheet for Existing 8 in



Cross Section for Existing 8 in





Worksheet for Proposed 8 in ADD



Cross Section for Proposed 8 in ADD





Worksheet for Proposed 8 in MDD



Cross Section for Proposed 8 in MDD





Worksheet for Proposed 8 in PHD



Cross Section for Proposed 8 in PHD














