
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF JANUARY 31, 2024

FILE NO: LU-2023-0452 AGENDA ITEM: 6.C

STAFF AUTHOR: Heather Manzo, Associate Planner

AGENDA TITLE: For Possible Action: Discussion and possible action regarding a request for 
a special use permit to allow for the construction of an office and warehouse building and 
temporary placement of an office trailer on a site 320 
East 5th Street, s s 010-031-06 and 010-031-07.  (Heather 
Manzo, hmanzo@carson.org)

Staff Summary:  The Carson City Public Works Depart Applicant is requesting an SUP
for an 8,025 square foot building to house offices and equipment to support Public Works 
operations.  The proposed building will be located on the south side of the site.  The Applicant is 
also requesting placement of a temporary office trailer which will be removed upon completion of 
the requested building. The Planning Commission is authorized to approve the SUP.

RECOMMENDED MOTION: approve LU-2023-0452 based on the ability to make the 
required findings

VICINITY MAP:

Project
Location
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RECOMMENDED CONDITIONS OF APPROVAL:  
 
1. All development must be substantially in accordance with the approved plans, except as 

otherwise modified by the conditions of approval. 
 
2. All on and off-site improvements must 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.  A single, one (1) year extension of time must be requested in 
writing to the Planning Division of the Community Development Department thirty (30) 
days prior to the one (1) year expiration date.  If this permit is not initiated within one (1) 
year and no extension is granted, the permit becomes 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. Prior to the issuance of any site improvement or building permit, the Applicant shall 

demonstrate that a reversion to acreage, or other acceptable mapping, has been recorded 
to ensure construction of the project is contained on one parcel.  
 

6. Building materials must be consistent with the approved plans.  All exposed metal surfaces 
must be painted in flat, non-glossy paint or an earth tone or muted color to match the 
existing building. 

 
7. Prior to the issuance of a building permit, the applicant shall have plans approve that 

include exterior lighting details, including manufacturer cut sheets which demonstrate 
compliance with the non-residential lighting standards contained in Division 1.3 of the 
Carson City Development Standards (CCDS). 

 
 
LEGAL REQUIREMENTS: CCMC  18.02.050 (Review); 
18.02.080 (Special Use Permit); 18.04.185 (Public Regional) 
 
MASTER PLAN DESIGNATION:  Public / Quasi-Public 
 
ZONING DISTRICT:  Public Regional (PR) 
 
KEY ISSUES: Will the use be compatible with the surrounding neighborhood and be in keeping 
with the standards of the CCMC? 
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
NORTH: Public Works Corporate Yard 
EAST: Public / vacant 
WEST: Public / vacant 
SOUTH: Public / State of Nevada 
 
ENVIRONMENTAL INFORMATION: 
FLOOD ZONE: Zone X (minimal flood hazard)  
EARTHQUAKE FAULT: Zone I and II (Beyond 500 feet)   
SLOPE/DRAINAGE: Site is generally flat 
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SITE DEVELOPMENT INFORMATION: 
LOT SIZE: ±52.79 acres 
STRUCTURE SIZE: 8,025 square foot permanent structure and a 720 square foot temporary 
office trailer.  
VARIANCES REQUESTED: None  
 
DISCUSSION: 
Based on available records, the subject site has been the location of the Carson City Public Works 
Wastewater Resource Recovery Facility since before 1989.  Over time, the City has added 
buildings and infrastructure as necessary to provide services to the community.  This request is 
for a new office and equipment storage building that would be located along the East 5th Street 
frontage with a ±71 foot setback.  The design includes a metal building with offices and a large 
shop to house Public Works vehicles and equipment.  Architectural elements have been added 
to the building to comply with the Carson City Development Standards.  In addition to the 
requested permanent building, a temporary office building is proposed to temporarily house Public 
Works employees until the new building is completed.  CCMC 18.05.030 (3) allows for placement 
of temporary office trailers when accessory to an established business and which complies with 
the use limitations outlined in this section of code, which includes a time limit of one year for a 
temporary office.  Per CCMC 18.04.185, development activity and the establishment of a use may 
only occur within the PR zone with the approval of an SUP.  The Planning Commission is 
authorized to approve the SUP. 
 
PUBLIC COMMENTS:  
Public notices were mailed to 37 property owners within 1,000 feet of the subject site on January 
19, 2024.  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 January 31, 2024, 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 

has no preference or objection to the special use request and offers no conditions 
of approval. 
 
Development Engineering has reviewed the application within the areas of purview relative to 
adopted standards and practices and 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 
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serve this project.   
 
CCMC 18.02.080(5)(e)  Title 18 Standards 
The 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 meets engineering standards for health and safety.   
Earthquake faults: There are no known earthquake fault lines within 500 feet of the project. 
FEMA flood zones: The project is in an X flood zone with no special requirements. 
Site slope: The site is relatively 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. 
 
Fire Department  
1. The project shall comply with the 2018 International Fire Code. 

 
2. The project shall comply with the 2018 Northern Nevada Amendments. 

 
3. Any building 5000 square feet or larger shall be provided with an approved automatic fire 

sprinkler system. 
 
4. The fire department connection location shall be approved by the Carson City Fire 

Department .  A fire hydrant shall be located within 100 feet of the fire 
department connection. 

 
5. An approved fire alarm system shall be provided. 
 
6. Emergency first responder radio coverage shall be provided for the Carson City Sheriff

Office and the Fire Department.  The radio testing, coverage and installation shall be in 
accordance with section 510 of the 2018 International Fire Code. 
 

Building Division  
1. Plans for construction must specifically identify each of the respective adopted 2018 Code 

Series and Northern Nevada Amendments (Building and Fire) that govern the design, 
construction, and inspection of the proposed facility. 

 
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. A formatted (minimum 11x17) set of plans shall be submitted for Building permit plan 

review.  Plan set must include all MEPs, Structural, Architectural, Entitlements, Energy, 
Special Inspections, and Civil pages, etc. 

 
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. 
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1. Will be consistent with the objectives of the Master Plan elements. 
 
The proposed permanent structure and temporary office building is consistent with the Master 
Plan.  The subject property is in the 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 building will be constructed on the Carson 
City Wastewater Reclamation facility property and will be used to support city services. 
 
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 will not be detrimental to the use, peaceful enjoyment, economic value or 
development of surrounding properties or the general neighborhood.  The proposed permanent 
building and the temporary office are consistent with the uses and improvements already located 
at the site.  The site currently operates as the Carson City Wastewater Reclamation facility and 
contains office buildings, and storage and maintenance buildings as well as necessary 
infrastructure to treat wastewater.  The site is immediately adjacent to other similarly zoned 
parcels with the Public Works Corporate Yard facility to the north and publicly owned primarily 
vacant lands located to the west, east and south of the site.  The proposed permanent and 
temporary buildings will have little impact resulting from noise, vibrations, fumes, odors, dust, 
glare or physical activity.  Any exterior lighting will be required to meet Division 1.3 of the 
Development Standards to ensure that lights are shielded and directed downward away from 
adjoining properties and the night sky.  
 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic. 
 
The proposed project is within the existing Carson City Wastewater Reclamation Facility.  Due to 

limited scope and existing access and drive aisles, there will be negligible effect on 
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 proposed project is within the existing Carson City Wastewater Reclamation Facility.   The 
proposed addition will not overburden existing public services and facilities.  The proposed use 
will have a negligible impact to City sewer, water and storm drainage.  The Fire Department 
currently serves this site.  The building permit will be reviewed for compliance with the Carson 
City Fire Code, Northern Nevada Amendments (2018 IFC). 
 
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 Regional zoning district is to provide for federal, state and city 
facilities whose main purpose is to serve regional needs. Public uses such as government 
facilities are the primary purpose of the Public Regional zoning district. The addition of an office 
and shop building to the existing Carson City Wastewater Reclamation Facility is consistent with 
this purpose.  Per CCMC 18.04.185, the use may only be established subject to a SUP.  As 
conditioned, the project will meet the definition and specific standards set forth in Title 18. 
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6. Will not be detrimental to the public health, safety, convenience and welfare.  
 
The proposed building is consistent with other existing uses within the Carson City Wastewater 
Reclamation Facility.  The project will not be detrimental to the public health, safety, convenience 
and welfare.  The structure will require a building permit to ensure that the building is constructed 
to current standards. 
 
7. Will not result in material damage or prejudice to other property in the vicinity, as a 

result of proposed mitigation measures.  
 
The proposed temporary and permanent buildings are consistent with other buildings and uses 
on the site.  The site currently operates as the Carson City Wastewater Reclamation facility and 
contains office buildings, and storage and maintenance buildings as well as wastewater treatment 
infrastructure.  The site is immediately adjacent to other similarly zoned parcels with the Public 
Works Corporate Yard to the north and primarily vacant, publicly owned properties to the west, 
east and south.  Due to the projects design, location and limited scope, it will not result in material 
damage or prejudice to other property in the vicinity.    
 
Attachments: 
 Application LU-2023-0452 
  
  
 
































































































