
STAFF REPORT FOR PLANNING COMMISSION MEETING OF OCTOBER 25, 2023 
 
FILE NO:   LU-2023-0356          AGENDA ITEM:  6.D 
  
STAFF CONTACT:  Heather Manzo, Associate Planner 
 
AGENDA TITLE:  For Possible Action: Discussion and possible action regarding a request from 
Ben Farahi (“Applicant”) for a special use permit (“SUP”) to allow for the permanent on-site 
placement of a metal storage container on property zoned General Commercial (“GC”) located at 
1600 Airport Road, Assessor’s Parcel Number (“APN”) 008-312-21.  (Heather Manzo 
hmanzo@carson.org)  
 
STAFF SUMMARY:  The Applicant is proposing permanent placement of one metal storage 
container on an established multifamily residential site.  The request is subject to the approval of 
an SUP.  The Planning Commission is authorized to approve the SUP. 
 
PROPOSED MOTION: “I move to approve special use permit LU-2023-0356, based on the 
findings and subject to the conditions of approval contained in the staff report.” 
 
VICINITY MAP:  
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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 of the Carson City Community Development Department (“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 obtain a building permit to secure the container to a foundation or grade 

as a permanent structure.  The applicant shall submit a copy of the notice of decision and 
conditions of approval with the building permit application.  The permit application shall 
include a narrative and plans which depict compliance with Carson City Development 
Standards (“CCDS”) 1.10., including but not limited to, container paint and screening.  
 

6. A metal storage container special use permit shall be reviewed in 5-year increments or at 
any time the principal property use changes, with a $50.00 administrative service charge 
and noticing costs paid by applicant. The subject storage container may be reviewed 
administratively, although the Community Development Director may refer it to the 
Planning Commission at their discretion. 

 
LEGAL REQUIREMENTS: Carson City Municipal Code (“CCMC”) 18.02.080 Special Use Permits; 
CCMC 18.04.135 General Commercial (GC); and CCDS 1.10 (Personal Storage and Metal 
Storage Containers). 
 
MASTER PLAN DESIGNATION:  Mixed Use Commercial 
 
PRESENT ZONING:  GC 
 
KEY ISSUES: Will the proposed permanent placement of a metal container be compatible with 
the surrounding neighborhood and be in keeping with the standards of the CCMC?   
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
NORTH: General Commercial (“GC”) / retail, restaurant, a single-family residence and vacant land  
EAST:    GC & Single Family 6,000 (“SF6”) / retail and residences (single family & duplex) 
WEST:   GC / vacant land and multitenant commercial 
SOUTH: Multifamily Apartment (“MFA”) / multifamily residential 
 
ENVIRONMENTAL INFORMATION: 
FLOOD ZONE: X and X-shaded (no special construction requirements) 
EARTHQUAKE FAULT:  Beyond 500 feet 
SLOPE/DRAINAGE: Slope is level 
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DISCUSSION:   The property is developed with 239 multifamily residential units.  The Applicant is 
seeking permanent placement of one metal storage container for the purpose of storing building 
materials to facilitate ongoing maintenance and upgrades to the site.  
 
Per CCDS Division 1, Section 1.10, permanent placement of metal storage containers within the 
GC zone is allowed subject to compliance with the standards and following approval of a SUP.  
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 188 property owners and 4 mobile home 
park residents located within 600 feet of the subject site on October 13, 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 
October 25, 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. 
 
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. 
 
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 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. 
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Carson City Building Division:    
 

1. A Nevada licensed engineer must prepare plans to obtain a building permit to secure the 
container to a foundation or grade as a permanent structure. 
 

2. Building permit plans for construction must specifically identify each of the respective 
adopted 2018 Code Series and Northern Nevada Amendments (Building and Fire).  

  
3. All plan submittals must comply with The Blue Book, A Reference Guide for the Nevada 

Design and Construction Industry.   
 

4. The applicant may apply for a building permit at the Carson City permit center digitally at 
permitcenter.carson.org.   

 
5. A conformed set of plans shall be submitted for Building permit plan review. The plan set 

must include a site plan and foundation plan. 
 
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 proposal to add a metal storage container to the property to accommodate storage of materials 
being utilized for maintenance of the apartment units will not create an inconsistency with the 
objectives of the Master Plan.   

 
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 Applicant has proposed the placement of the metal storage building in an area internal to the 
site that does not affect vehicle circulation and is separated from the adjacent property by a 
screening fence and landscape buffer.  Additionally, the application notes their plan to add 
landscaping and to paint the container a neutral color consistent with the apartment building color 
palette.  

 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic.  
 
There is adequate parking on the site and the addition of the container will not affect 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 request will not impact public services or 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.  
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 The site consists of 239 residential units and is approved for 397 parking spaces.  There are 

currently 431 spaces on the property, exceeding the requirement associated with an approved 
expansion in 2016.  The proposal will eliminate six parking stalls.  Based on the approved parking 
standard, the site will still exceed the number of required spaces.  The Applicant will be required 
to comply with the metal storage container standards contained in CCDS as outlined below: 

 
CCDS 1.10 Section 9. 
Metal storage containers, as defined in CCMC 18.03 is a fully enclosed unit, excluding semi-truck 
trailers, that house storage items and may be utilized in any industrial, public or commercial zoning 
district, excluding the neighborhood business (NB) zoning district, in conjunction with a permitted 
primary use of the property subject to the following use performance standards:  
 

a. Metal storage containers may be utilized on a temporary basis, for a maximum of 90 days, once 
in any calendar year, subject to the approval of the director.  
 
Staff Response: The proposal is for the permanent placement of a container per (c.) below. 
 

b. Within any industrial zoning district, the use of metal storage containers on a permanent basis is 
subject to the approval of the director.  
 
Staff Response: The site is within the GC zone.  This standard is not applicable to the project. 
 

c. Within the commercial or public zoning districts, excluding the neighborhood business (NB) zoning 
district, the use of metal storage containers on a permanent basis beyond 90 days requires 
approval of a special use permit. No metal storage containers are allowed in the neighborhood 
business (NB) zoning district.  

 
Staff Response: The site is located within the GC zoning district.  The Applicant became aware of 
this requirement after placement of the metal storage container.  This request is for the permanent 
placement of the container at the site. 
 

d. The use of metal storage containers within the downtown commercial (DC) zoning district also 
requires approval by special use permit and downtown design review approval pursuant to 18.07 
and development standards Division 6.  
 
Staff Response: The site is not located within the Downtown area.  
 

e. Metal storage containers shall be used for storage purposes only and no human occupation shall 
occur. No alterations shall be made or allowed to the metal storage container including, but not 
limited to, doors, windows, electrical, plumbing, or connection of multiple containers unless factory 
built with those improvements. No storage shall be placed upon or above the metal storage 
container. Storage containers shall not be stacked upon each other.  

 
Staff Response: A condition is recommended to require the Applicant to demonstrate compliance 
with this standard at the time of building permit. 
 

f. No hazardous materials shall be stored in metal storage containers. Metal storage containers shall 
not be sited in a manner to be detrimental to the public's health and safety.  
 
Staff Response: The application notes that materials to be stored will include construction and 
renovation materials such as latex paint, dry wall, carpet, etc.  A condition is recommended to 
require the Applicant to demonstrate compliance with this standard at the time of building permit. 
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g. Metal storage containers shall be at building grade and located at the side or rear of the primary 
structure. Metal storage containers shall not occupy any required parking spaces, landscape 
areas, drive-aisles, fire lanes, drainage courses, drainage easements, detention basins, or 
vehicular or pedestrian access ways. Metal storage containers shall not be permitted on vacant 
property.  
 
Staff Response: The storage container is located at the side of the property and is behind a trash 
enclosure as viewed from the public right of way.  There are currently 431 parking spaces on the 
property, exceeding the requirement associated with the 2016 expansion.  The proposal will 
eliminate six parking stalls; however the parking will not drop below the required ratio.  The 
placement of the container will not have an effect on landscape areas, drive-aisles, fire lanes, 
drainage courses, drainage easements, detention basins or vehicular or pedestrian access ways.   
 

h. All metal storage containers shall be painted either to blend with the primary or adjacent structures 
or painted earth-tone colors to minimize visual impacts. Graffiti shall be removed in accordance 
with the city's graffiti ordinance. All metal storage containers in use shall be in a condition free from 
rust, peeling paint, or other visible forms of deterioration. Metal storage containers shall be 
screened with chain link fencing with slats, concrete masonry unit (CMU) block walls and/or 
landscaping as approved by planning staff. Metal storage containers and their screening and 
landscaping shall be maintained in good repair. Any metal storage containers that are not 
maintained in good repair or that are dilapidated or dangerous, shall be repaired or removed, 
following an order to comply from the director.  
 
Staff Response: The application states the container will be painted to match the Bella Lago 
apartment buildings.  
 

i. Advertising is prohibited on the exterior of all metal storage containers.  
 

Staff Response: A condition is recommended to require the Applicant to demonstrate compliance 
with this standard at the time of building permit. 
 

j. The use of semi-truck trailers as storage containers is prohibited in all zoning districts.  
 

Staff Response: As noted above, the applicant has already placed a storage container at this 
location.  It is a metal storage container which will be brought into compliance if the SUP is 
approved.  The applicant is not proposing the use of a semi-truck trailer. 
 

k. The number of metal storage containers allows for a business is dependent upon the following list 
of factors:  

(1) Overall site placement;  
(2) Screening provisions;  
(3) Square footage of store or building;  
(4) Square footage of parcel;  
(5) Adjacency to residential zoning districts;  
(6) Length of stay of metal storage container;  
(7) Applicants justification/need for extra on-site storage for their business.  

 
 Staff Response: The Applicant has requested one storage container to store material for ongoing 

maintenance and upgrades to the property.  Staff finds that considering the factors above, one 
container is acceptable. 
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l. A metal storage container special use permit shall be reviewed in 5-year increments or at any time 
the principal property use changes, with a $50.00 administrative service charge and noticing costs 
paid by applicant.  

 
 Staff Response: A condition of approval is recommended to set the 5-year review date for this 

item. 
 

m. Special use permit fees for metal storage containers as adopted by resolution of the board, shall 
be charged, collected and deposited with the planning and community development. 

 
 Staff Response: The fees for the SUP were paid. 
 

6. Will not be detrimental to the public health, safety, convenience, and welfare.  
 
The proposed permanent placement of the metal storage container will not be detrimental to public 
health, safety, convenience or welfare.  The proposed location is screened from the public right of 
way and the existing landscape area and a solid fence provide screening between the container 
and the adjacent property.  The container will provide for storage of materials for repairs and 
remodeling of the existing apartment units.  The Applicant has noted that the container will not be 
used to store hazardous materials.  

 
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 for permanent placement of a metal storage container.  The container has 
been located internal to the site in an area that is not generally utilized for parking.  Since the 
request will not have an impact on services and infrastructure, the primary potential impact is 
visual.  The existing solid fence and landscape area will provide screening and the addition of a 
paint color consistent with the Bella Lago buildings will help to mitigate the impact of the permanent 
placement of the container.  Additionally, CCMC requires an administrative review of the SUP 
every five years or at any time the principal property use changes.     

 
Attachments:   
 Application – LU-2023-0356 
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