
STAFF REPORT FOR PLANNING COMMISSION MEETING OF FEBRUARY 28, 2024 
 
FILE NO: VAR-2024-0012 AGENDA ITEM: 6.B
 
STAFF CONTACT:   Heather Ferris, Planning Manager 
 
AGENDA TITLE:  For Possible Action: Discussion and possible action regarding a request for a variance 
(VAR-2024-0012) to reduce the required front yard setbacks for a property zoned Single-Family 5 Acre 

SF5A  located at 5645 Hwy 50W, APN 007-01-07. (Heather Ferris, hferris@carson.org). 
 
STAFF SUMMARY: a reduction to the required setback from 100 feet to 39 
feet from the front property line to allow for the development of a single-family residence on a vacant 
parcel that is constrained by steep slopes, flood zones, and overhead powerline easements.  A variance 
is required to reduce the required setback.  The Planning Commission is authorized to approve the 
variance. 
 
PROPOSED MOTION: I move to approve variance VAR-2024-0012, based on the ability to make all 
findings and subject to the conditions of approval contained in the staff report.  
 
VICINITY MAP: 
 

 
 
 
  

SUBJECT 
PROPERTY 

DOUGLAS COUNTY 



 
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 use for which this permit is approved shall commence within 12 months of the date of final 

approval.  A single, one-year extension must be requested in writing to the planning and 
community development department 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. 
 

LEGAL REQUIREMENTS: CCMC  18.02.050 (Review); 18.08.025 
(Hillside Development, setback variances); and 18.04.190 (Residential districts intensity and dimensional 
standards).  
 
MASTER PLAN DESIGNATION: Rural Residential (5-20 ac/du) 
ZONING:   SF5A 
 
KEY ISSUES:  Will the approval of the variance request be in keeping with the standards of the CCMC? 
 
SURROUNDING ZONING AND LAND USE INFORMATION: 
NORTH:    SF5A  Hwy 50W and vacant parcel  
EAST:  SF5A  Hwy 50W and vacant parcel 
SOUTH: SF5A  vacant parcel 
WEST:     SF5A  vacant parcel 
 
ENVIRONMENTAL INFORMATION: 
FLOOD ZONE: A (1% annual chance of flood) and D (Undetermined flood risk) 
SLOPE/DRAINAGE:  Hillside development; draining generally from the west to the east. 
SEISMIC ZONE: V, Variable severity; Fault beyond 500 feet 
 
SITE DEVELOPMENT INFORMATION: 
PARCEL AREA: 17.25 acres 
EXISTING DEVELOPMENT:  Vacant 
 
DISCUSSION:  The subject property is 17.25 acres in size, vacant, and located on the south side of Hwy 
50 W. approximately 3.5 miles west of its junction with S. Carson Street and I-580.  The applicant is 
proposing construction of a single-family residence that will be built into the hillside with the garage (1,456 
square foot) on the bottom floor and the living space (3,440 square foot) on the second floor.  The property 
is constrained by steep slopes, overhead powerline easements, natural drainages, and flood zones.  
Because of these constraints, the applicant has applied for a variance to reduce the front setback from 
100 feet to 39 feet in order accommodate construction of the residence on the least constrained portion 
of the property. Even with this reduced setback, the house would be constructed approximately 190 feet 
from the centerline and approximately 155 feet from the edge of pavement of Hwy 50 W. The project will 
comply with all other standards for development.   
 



PUBLIC COMMENTS:  Public notices were mailed on February 14, 2024 to 38 property owners, within 
3,000 feet of the subject site, pursuant to the provisions of the Nevada Revised Statutes and the CCMC.  
As of the writing of this report no public comments had been received.  Any comments that are received 
after this report is completed will be submitted prior to or at the Planning Commission meeting on 
February 28, 2024, depending on their submittal date to the Carson City Planning Division.  
 
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: 
 

is met with the building 
permit: 

 The project must meet all applicable Carson City Development Standards including the following: 
o The project area has an existing slope in excess 15%.  CCDS 7 Hillside Development will 

apply. 
 
Development Engineering has reviewed the request within our areas of purview relative to adopted 
standards and practices and to the provisions of CCMC 18.08.025 Setback Variances: 
 
CCMC 18.08.025(1)(a) - The land within the subject setback is more suitable for development than land 
outside the setback. 
Development Engineering agrees that the land within the setback is more suitable for development due 
to the shallower slopes in the setback. 
 
CCMC 18.08.025(1)(b) - Development within the subject setback more substantially advances the 
purposes of this chapter than development outside the setback. 
Developing the house within the setback will advance the purposes of CCMC 18.08.  Developing in the 
proposed location will require less grading than in other parts of the property. 
 
CCMC 18.08.025(2) - That granting of the variance shall not result in detriment to the adjacent properties 
of health, safety and welfare. 
The subject project shall not result in detriment to the adjacent properties.  The project is adjacent to 
Highway 50 West, which is a 4-lane highway at this location.  The proposed project will not inhibit driving 
sight distances and the highway will act as a buffer between this property and other properties.   
 
FINDINGS:   C 18.08.025 
(setback variances) enumerated below and substantiated in the public record for the project.  
 
1. That the commission finds a justifiable hardship based on appropriate documentation 

submitted by the applicant that: 
a. The land within the subject setback is more suitable for development than land 

outside the setback; and 
b. Development within the subject setback more substantially advances the purpose 

of this chapter than development outside the setback. 
 
CCMC 18.04.190 (Residential district intensity and dimensional standards) states that the minimum 
setbacks for in the SF5A zoning district are: Front = 100 feet, Side = 50 feet, Rear = 50 feet. New 
development is subject to meeting code standards in place at the time of application.  The proposed 
location of the residence is more suitable for development than land outside the setback.  The site is 
constrained by steep slopes, overhead powerline easements, natural drainages and flood zones.  As 
designed, the driveway is in the only location on the property that can meet the Fire Department 



requirements; and the house is located to avoid slopes over 30%, resulting in the reduced front setback 
of 39 feet.     

Development of this property is considered hillside development (CCMC 18.08 and CCDS Division 7).  
The purpose of the Hillside Development Standards 
such a manner as to protect the public health, safety and welfare by minimizing the potential of such 
development to cause or contribute to landslides, erosion and sedimentation, deforestation, flooding or 

  Development within the front setback would 
more substantially advance the purpose of CCMC 18.08 than development outside of the setback.  As 
noted above, the location of the driveway is the only location on the parcel that can meet the Fire 
Department requirements. The location of the house avoids the steepest portions of the property requiring 
less grading and avoids natural drainages and flood zones.  Moreover, the location of the house will 
screen the house 
environment. 
 
2. The granting of the variance shall not result in detriment to the adjacent properties of 

health, safety and welfare. 
 
The granting of the variance will not result in a detriment to the adjacent properties health, safety, and 
welfare.  The subject parcel is 17.25 acres in size.  The closest existing residence is more than ¼ mile 
southeast from the proposed location of the residence.  The property is constrained by steep slopes, 
overhead powerline easements, natural drainages, and flood zones.  Because of these constraints, the 
applicant has applied for a variance to reduce the front setback from 100 feet to 39 feet in order 
accommodate construction of the residence on the least constrained portion of the property. With this 
reduced setback, the house would be constructed approximately 190 feet from the centerline and 
approximately 155 feet from the edge of pavement of Hwy 50W. This proposed location on the parcel is 
more suitable for development than developing outside of the front setback because it avoids the steepest 
portions of the property, flood zones, and natural drainages. The project will comply with all other 
standards for development including, but not limited to, all other setbacks.   
 
 
Attachments: 

Application VAR-2024-0012 
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