CARSON CITY CONSOLIDATED MUNICIPALITY
NOTICE OF THE MEETING OF THE

PLANNING COMMISSION
Day: Wednesday
Date: October 28, 2026
Time: Beginning at 5:00 pm
Location: Community Center, Robert 'Bob' Crowell Board Room

851 East William
Carson City, NV 89701

AGENDA

NOTICE TO THE PUBLIC:

Members of the public who wish to view the meeting may watch the livestream of the Planning
Commission meeting at www.carsoncity.gov/granicus and by clicking on “In progress” next to the
meeting date, or by tuning in to cable channel 191. Livestream of the meeting is provided solely
as a courtesy and convenience to the public. Carson City does not give any assurance or
guarantee that the livestream or cable channel access will be reliable. Although all reasonable
efforts will be made to provide livestream, unanticipated technical difficulties beyond the control
of City staff may delay, interrupt, or render unavailable continuous livestream capability.

The public may provide public comment in advance of a meeting by written submission to the
following email address: planning@carsoncity.gov or via mail to the Planning Division of the
Carson City Community and Economic Development Department (“Planning Division”) at 108 E.
Proctor St., Carson City, NV 89701. For inclusion or reference in the minutes of the meeting,
your public comment must include your full name and be received by the Planning Division not
later than 3:00 p.m. the day before the meeting.

1. Call to Order

2. Roll Call

3. Pledge of Allegiance
4. Public Comment**

The public is invited at this time to provide comment on any topic that relates to a matter over which
this public body has supervision, control, jurisdiction or advisory power, including any such matter that
is not specifically included on the agenda as an action item. No action may be taken on a matter raised
during this period for public comment.

5. For Possible Action: Approval of the Minutes 4€*

5.A September 30, 2026
Click Here for Staff Report

6. Meeting Items

6.A  LU-2026-0155 For Possible Action: Discussion and possible action regarding an
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application from XL Charter Development (“Applicant”) for a special use permit
(“SUP”) to allow for the conversion of an existing 44,554-square-foot office building
into a pre-K through 8th grade charter school, in two phases, on property zoned Retail
Commercial (“RC”), located at 1340 S. Curry Street, Assessor’s Parcel Number
(“APN”) 003-064-09. (Heather Ferris, hferris@carsoncity.gov).

Click Here for Staff Report

6.B LU-2026-0154 For Possible Action: Discussion and possible action regarding an
application from Joseph Floyd (“Applicant”) for a special use permit (“SUP”) to allow
for the construction of a 1,600-square-foot (40 foot x 40 foot) detached metal accessory
structure to be used as a garage and to store personal items, with a cumulative square
footage exceeding 100 percent of the size of the primary structure on property zoned
Single Family 1 Acre (“SF1A”) located at 4889 Oak Street, Assessor’s Parcel Number
(“APN”) 009-196-06. (Heather Manzo, hmanzo(@carsoncity.gov).

Click Here for Staff Report

6.C LU-2026-0156 For Possible Action: Discussion and possible action regarding an
application from Cleary Building Corp (“Applicant™) for a special use permit (“SUP”)
to allow for the construction of a 3,458-square-foot (64 foot x 54 foot) detached metal
accessory structure to be used as a garage and carport for the storage of personal items,
with a cumulative square footage exceeding 100 percent of the size of the primary
structure on property zoned Single Family 1 Acre (“SF1A”) located at 99 East
Bonanza Drive, Assessor’s Parcel Number (“APN”) 008-045-02. (Heather Manzo,
hmanzo@carsoncity.gov).

Click Here for Staff Report

Appeal of a Commission item: An appeal must be submitted to the Planning Division within 10 days of
the Commission’s action. To be part of the administrative record regarding an appeal of an item on the
agenda, you must present your comments at the podium or have previously sent correspondence to the
Planning Division regarding an item on this agenda. For information regarding an appeal of a
Commission decision, please contact Hope Sullivan, Community and Economic Development Director,
at 775-887- 2180, via e-mail at hsullivan@carsoncity.gov.

7. Staff Reports (non-action items)

7.A Staff Reports (non-action items)
e Director's report to the Commission. (Hope Sullivan)
e Future agenda items.
e Commissioner reports/comments.

Click Here for Staff Report

8. Public Comment**

The public is invited at this time to provide comment on any topic that relates to a matter over which
this public body has supervision, control, jurisdiction or advisory power, including any such matter that
is not specifically included on the agenda as an action item. No action may be taken on a matter raised
during this period for public comment.
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9. For Possible Action: Adjournment

**PUBLIC COMMENT LIMITATIONS — The Planning Commission will provide at least two public
comment periods prior to adjournment in compliance with the minimum requirements of the Open
Meeting Law. In addition, it is the Planning Commission’s aspirational goal to also provide for item
specific public comment. In order for members of the public to participate in the Planning
Commission’s consideration of an agenda item, the public is strongly encouraged to comment on an
agenda item when called for by the Chair or Vice-Chair during the item itself. No action may be taken
on a matter raised under public comment unless the item has been specifically included on the agenda
as an item upon which action may be taken. Public comment will be limited to three minutes per
speaker to facilitate the efficient conduct of a meeting and to provide reasonable opportunity for
comment from all members of the public who wish to speak. Testimony from a person who is directly
involved with an item, such as City staff, an applicant or a party to an administrative hearing or appeal,
is not considered public comment and is not subject to the three-minute time limitation.

Please note: Any person who wishes to have their complete testimony included in the permanent record
of this meeting should provide a written or electronic copy to the Chair or Vice-Chair in addition to any
other written material. Minutes of the meeting are produced in a summary format and are not verbatim.

Agenda Management Notice - Items on the agenda may be taken out of order; the public body may
combine two or more agenda items for consideration; and the public body may remove an item from the
agenda or delay discussion relating to an item on the agenda at any time.

Titles of agenda items are intended to identify specific matters. If you would like more information
about an agenda item listed above, please contact the staff member listed at the end of the particular
item in which you are interested at 775-887-2180. Contact planning@carsoncity.gov if you would like
copies of supporting materials for an agenda item.

Notice to persons with disabilities: Members of the public who are disabled and require special
assistance or accommodations at the meeting are requested to notify the Planning Division in writing at
108 E. Proctor St., Carson City, Nevada 89701, or call 775-887-2180, at least 24 hours in advance of
the meeting. This agenda and supporting materials for the meeting are available in the Planning
Division office located at 108 E. Proctor Street, Carson City or at www.carsoncity.gov/granicus.

This agenda has been posted at the following locations:
City Hall, 201 North Carson Street
Community and Economic Development Department, 108 E. Proctor Street
Community Center, 851 E. William Street
Carson City Website - https://carsoncity.gov/granicus
State Website - https.//notice.nv.gov
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STAFF REPORT

Report To: Meeting Date:
Staff Contact:

Agenda Title: September 30, 2026

Agenda Action: Formal Action / Motion Time Requested:

Agenda Item No: 5.A

October 28, 2026

Proposed Motion
I move to approve the minutes of September 30, 2026.

Board's Strategic Goal
Previous Action
Background/Issues & Analysis

Applicable Statute, Code, Policy, Rule or Regulation

Financial Information
Is there a fiscal impact? No

If yes, account name/number:
Is it currently budgeted? No
Explanation of Fiscal Impact:

Alternatives

Attachment(s):
9-30-2026 Draft Minutes (PC).pdf

Motion: 1)

(Vote Recorded By)

Aye/Nay


https://carsoncity.granicus.com/services/legistar/download/pdf/4448896/9-30-2026_Draft_Minutes__PC_.pdf

DRAFT MINUTES
Carson City Planning Commission Regular Meeting
Wednesday, September 30, 2026 ® 4:00 PM
Community Center Robert “Bob” Crowell Boardroom
851 East William Street, Carson City, Nevada

Commission Members

Chairperson — Charles Borders, Jr. Vice Chair — Vern Krahn
Commissioner — Greg Brooks Commissioner — Ellen DeChristopher
Commissioner — Greg Petersen Commissioner — Teri Preston

Commissioner — Rob Pyzel

Staff
Hope Sullivan, Director of Community and Economic Development
Mihaela Neagos, Deputy District Attorney
Kyle Fischer, Deputy Director of Community and Economic Development
Heather Ferris, Planning Manager
Darren Anderson, City Engineer
Guillermo Munoz, Senior Project Manager
Heather Manzo, Associate Planner
Mackenzi Ray, Development Coordinator
Briana Munoz, Senior Public Meetings Clerk

NOTE: A recording of these proceedings, the board’s agenda materials, and any written comments or
documentation provided to the Public Meeting Clerk during the meeting are public record. These materials
are on file in the Clerk-Recorder’s Office and are available for review during regular business hours.

The approved minutes of all meetings are available at https://www.carsoncity.gov/government/city-
meetings.

1. CALL TO ORDER
(4:00:08) — Vice Chair Krahn called the meeting to order at 4:00 p.m.
2. ROLL CALL AND DETERMINATION OF QUORUM

(4:00:11) — Roll was called, and a quorum was present.

Attendee Name Status Arrived
Chair Charles Borders, Jr. Absent
Vice Chair Vern Krahn Present
Commissioner Greg Brooks Present
Commissioner Ellen DeChristopher Present
Commissioner Greg Petersen Present
Commissioner Teri Preston Present
Commissioner Rob Pyzel Present
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3. PLEDGE OF ALLEGIANCE
(4:00:39) — Commissioner DeChristopher led the Pledge of Allegiance.
4, PUBLIC COMMENT

(4:01:22) — Vice Chair Krahn entertained public comments. City Engineer Darren Anderson introduced
Guillermo Munoz as the new Senior Project Manager, noting his experience in development engineering
and capital projects.

(4:02:30) — Community and Economic Development Director Hope Sullivan warned the public about
phishing emails with fraudulent invoices despite the redaction of email addresses on public meeting
notification emails. Ms. Sullivan advised meeting attendees that receive these types of emails to reach out
to staff to confirm that the request is fraudulent.

(4:03:13) — Deni French, Carson City resident, shared concerns regarding the quill treatment plant, noting
that he looked forward to upcoming discussions and expressed appreciation for the Commission.

S. FOR POSSIBLE ACTION: APPROVAL OF THE MINUTES - JULY 29, 2026

(4:04:58) — Vice Chair Krahn introduced the item and entertained comments and/or changes; however,
none were forthcoming. He then entertained a motion.

(4:05:16) — MOTION: Commissioner Pyzel moved to approve the minutes of the July 29, 2026
meeting as presented. The motion was seconded by Commissioner DeChristopher and carried 4-0-0,
with Commissioners Petersen and Preston abstaining.

RESULT: APPROVED (3-0-0)

MOVER: Pyzel

SECONDER: DeChristopher

AYES: Krahn, Brooks, DeChristopher, Pyzel
NAYS: None

ABSTENTIONS:  Petersen, Preston

ABSENT: Borders

6. MEETING ITEMS

6.a LU-2026-0149 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION
REGARDING AN APPLICATION FROM PHILL HYATT (“APPLICANT”) FOR A SPECIAL
USE PERMIT (“SUP”) TO ALLOW FOR THE CONSTRUCTION OF AN 8-FOOT-TALL
FENCE/GATE WITHIN THE SETBACKS ON PROPERTY ZONED RETAIL COMMERCIAL
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(“RC”) LOCATED AT 445 FAIRVIEW DRIVE, ASSESSOR’S PARCEL NUMBER (“APN”) 009-
082-04.

(4:07:33) — Vice Chair Krahn introduced the item. Development Coordinator Mackenzi Ray referenced the
Staff Report and Supporting Materials, all of which are incorporated into the record, and provided
background.

(4:11:19) — Commissioner Pyzel asked where fencing would be installed on the property and Ms. Ray
stated that fencing would be set back slightly from the curb and would end at the edge of the building.

(4:11:55) — In response to Vice Chair Krahn, Mr. Munoz affirmed that sidewalks were unlikely to be placed
along the industrial road.

(4:13:38) — Applicant Fred Shoemaker explained that the fence would protect equipment and prevent
children from accessing hazardous areas. Mr. Shoemaker confirmed the gate mechanisms would remain
inside the fence and would not obstruct pedestrian access.

PUBLIC COMMENT

(04:17:02) — Deni French, Carson City resident, asked whether the emergency exit would operate during a
power outage and questioned whether fencing the entire area was necessary.

(4:18:06) — Mr. Shoemaker explained that the equipment’s location and existing site constraints required
the proposed fence area.

(4:18:56) — Commissioner DeChristopher asked whether event customers would have access to the fenced
area. Mr. Shoemaker clarified that the kitchen and equipment area would be restricted to employees.

(4:20:15) — MOTION: Commissioner Brooks moved to approve LU-2026-0149 based on the findings
and subject to the Conditions of Approval contained in the Staff Report. The motion was seconded
by Commissioner Pyzel and carried 6-0-0.

RESULT: APPROVED (6-0-0)

MOVER: Brooks

SECONDER: Pyzel

AYES: Krahn, Brooks, DeChristopher, Petersen, Preston, Pyzel
NAYS: None

ABSTENTIONS:  None

ABSENT: Borders

6.b LU-2026-0130 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION
REGARDING AN APPLICATION FROM ANTHONY SPARKS (“APPLICANT”) FOR A
SPECIAL USE PERMIT (“SUP”) TO ALLOW FOR THE CONVERSION OF A PORTION OF
AN EXISTING DETACHED STRUCTURE TO AN ACCESSORY DWELLING UNIT (“ADU”)
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AND TO ALLOW FOR THE SQUARE FOOTAGE OF THE LIVING AREA OF THE ADU TO
EXCEED 50 PERCENT OF THE LIVING AREA OF THE PRIMARY STRUCTURE, ON
PROPERTY ZONED MOBILE HOME 12,000 (“MH12”) LOCATED AT 2880 DORI WAY,
ASSESSOR’S PARCEL NUMBER (“APN”) 008-181-14.

(4:22:34) — Vice Chair Krahn introduced the item. Ms. Sullivan referenced the Staff Report and Supporting
Materials, all of which are incorporated into the record, and provided background.

(4:26:24) — Applicant Anthony Sparks explained that the property had been purchased with an existing
living space set-up that was not approved as an ADU. Mr. Sparks noted that the conversion would provide
a studio residence for his son, adding that improvements were already underway.

(4:28:09) — Commissioner Brooks asked about the building’s existing condition and plumbing. Mr. Sparks
confirmed that the space was largely configured already, with existing plumbing and a concrete slab.

(4:28:43) — Commissioner Petersen asked about the proposed layout. Ms. Sullivan confirmed the unit
would be approximately 420 square feet. Mr. Sparks described it s a studio with an existing bathroom.

(4:30:11) — Mr. Sparks confirmed that he had read and accepted the Conditions of Approval.
PUBLIC COMMENT

(4:31:33) — Vice Chair Krahn entertained public comments. Deni French, Carson City resident, stated that
he had initially opposed the application due to concerns about the special use permitting process but
supported the project after hearing the applicant’s and staff’s explanations. Mr. French encouraged the
Commission to clarify the standards for granting such permits.

(4:32:13) - MOTION: Commissioner Pyzel moved to approve LU-2026-0130 based on the findings
and subject to the conditions of approval contained in the staff report. Commissioner Brooks
seconded the motion. The motion carried 6-0-0.

RESULT: APPROVED (6-0-0)

MOVER: Pyzel

SECONDER: Brooks

AYES: Krahn, Brooks, DeChristopher, Petersen, Preston, Pyzel
NAYS: None

ABSTENTIONS:  None

ABSENT: Borders

6.c LU-2026-0139 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION
REGARDING AN APPLICATION FROM WILLIAM DUNN (“APPLICANT”) FOR A SPECIAL
USE PERMIT (“SUP”) TO ALLOW FOR THE CONSTRUCTION OF A 2,000-SQUARE-FOOT
(40X50X14) DETACHED METAL ACCESSORY STRUCTURE TO BE USED FOR A SHOP AND
STORAGE OF PERSONAL ITEMS, WITH A CUMULATIVE SQUARE FOOTAGE
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EXCEEDING 100 PERCENT OF THE SIZE OF THE PRIMARY STRUCTURE ON PROPERTY
ZONED SINGLE FAMILY 1 ACRE (“SF1A”) LOCATED AT 5637 GENTRY LANE,
ASSESSOR’S PARCEL NUMBER (“APN”) 010-273-05.

(4:33:03) — Vice Chair Krahn introduced the item. Ms. Sullivan presented the Staff Report and Supporting
Materials, all of which are incorporated into the record, and provided background.

(4:36:40) — Commissioner Brooks asked about proposed utilities. Ms. Sullivan explained that the building
was expected to include a utility sink and a half bathroom. Commissioner Petersen asked when the sewer
connection would be required. Ms. Sullivan confirmed it would be completed before the certificate of
occupancy. Commissioner DeChristopher asked for confirmation that the building would be for residential
storage rather than commercial use.

(4:37:25) — In response to Commissioner DeChristopher, Dennis Faulkner, representing the applicant
William Dunn, confirmed that the building would store personal recreational equipment, including cars
and motorcycles. Mr. Faulkner noted that utilities would be installed through the permitting process.

(4:38:55) — Commissioner Pyzel requested clarification of the building height. Ms. Sullivan confirmed that
the plans showed a height of approximately 14.1 feet.

(4:39:33) — In response to Commissioner Petersen, Mr. Faulkner said the applicant planned to install a gas
heater.

(4:41:00) — Mr. Faulkner stated that the applicant had read and accepted the Conditions of Approval. Vice
Chair Krahn mentioned the possibility of evergreen screening along the northern property line.
Commissioner Pyzel and Commissioner Petersen expressed reservations about requiring additional
landscaping, noting the site’s topography and surrounding sagebrush.

(4:45:06) — MOTION: Commissioner DeChristopher moved to approve the special use permit LU-
2026-0139 based on the findings and subject to Conditions of Approval contained in the Staff Report.
The motion was seconded by Commissioner Pyzel and carried 6-0-0.

RESULT: APPROVED (6-0-0)

MOVER: DeChristopher

SECONDER: Pyzel

AYES: Krahn, Brooks, DeChristopher, Petersen, Preston, Pyzel
NAYS: None

ABSTENTIONS: None

ABSENT: Borders

6.d LU-2026-0128 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION
REGARDING AN APPLICATION FROM THOMAS HAMAMJY (“APPLICANT”) FOR A
SPECIAL USE PERMIT (“SUP”) TO ALLOW FOR THE CONSTRUCTION OF A 3,200-
SQUARE-FOOT (40X80X18) DETACHED METAL ACCESSORY STRUCTURE TO BE USED

Page 5



Draft Minutes Carson City Planning Commission September 30, 2026

FOR A SHOP AND STORAGE OF PERSONAL ITEMS, WITH A CUMULATIVE SQUARE
FOOTAGE EXCEEDING 100 PERCENT OF THE SIZE OF THE PRIMARY STRUCTURE, ON
PROPERTY ZONED SINGLE FAMILY 1 ACRE (“SF1A”) LOCATED AT 4241 GENTRY LANE,
ASSESSOR’S PARCEL NUMBER (“APN”) 010-331-04.

(4:46:03) — Vice Chair Krahn introduced the item. Associate Planner Heather Manzo referenced the Staff
Report and Supporting Materials, all of which are incorporated into the record, and provided background.

(4:49:47) — Applicant Thomas Hamamjy explained that the building would provide secure storage for
vehicles, landscaping equipment, and household belongings as his family grew. Mr. Hamamjy confirmed
that the building would be for personal, non-commercial use. In response to Commissioner DeChristopher,
Mr. Hamamjy confirmed that the building would not be used commercially.

(4:51:33) — Vice Chair Krahn asked about the applicant’s experience with the City’s preliminary review
process. Mr. Hamamjy described it positively and explained that it had prompted the fire hydrant and
helped clarify fire access requirements.

(4:53:03) — Mr. Hamamjy stated that he had read and accepted the Conditions of Approval.
(4:53:30) — MOTION: Commissioner Pyzel moved to approve Special Use Permit LU-2026-0128

based on the findings and subject to the Conditions of Approval contained in the Staff Report. The
motion was seconded by Commissioner DeChristopher and carried 6-0-0.

RESULT: APPROVED (6-0-0)

MOVER: Pyzel

SECONDER: DeChristopher

AYES: Krahn, Brooks, DeChristopher, Petersen, Preston, Pyzel
NAYS: None

ABSTENTIONS:  None

ABSENT: Borders

6.e LU-2026-0132 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION
REGARDING AN APPLICATION FROM SIERRA PACIFIC POWER COMPANY DBA NV
ENERGY (“APPLICANT”) FOR A SPECIAL USE PERMIT (“SUP”) TO ESTABLISH
SETBACKS AND HEIGHT LIMITATIONS FOR THE CONSTRUCTION OF SOLAR CANOPY
ARRAYS EXCEEDING 2,500 SQUARE FEET IN SIZE TO BE PLACED OVER EXISTING
PARKING AREAS, A UTILITY TRANSFORMER AND ASSOCIATED EQUIPMENT, ON
PROPERTY ZONED PUBLIC REGIONAL (“PR”) LOCATED AT 3505 BUTTI WAY,
ASSESSOR’S PARCEL NUMBER (“APN”) 010-031-09.

(4:54:04) — Vice Chair Krahn introduced the item. Ms. Manzo referenced the Staff Report and Support
Materials, all of which are incorporated into the record, and provided background.
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(4:57:14) — Mark Sullivan representing NV Energy explained that the project was part of a community
solar program intended to provide electricity bill credits to eligible low-income households. Mr. Sullivan
estimated that the project could support approximately 35 to 45 homes and reduce carbon dioxide emissions
by about 300 tons annually.

(4:59:24) — Commissioner Brooks asked how the generated electricity would benefit low-income residents.
Mr. Sullivan explained that the electricity would feed into the local grid and eligible customers would
receive bill credits.

(5:00:28) — In response to Commissioner DeChristopher, Mr. Sullivan explained that measurements could
be taken in response to noise complaints.

(5:01:29) — Commissioner Pyzel asked how the City could attract additional community solar projects. Mr.
Sullivan explained that the program was limited statewide and that future opportunities could depend on
legislative action and the success of existing projects.

(5:02:28) — Vice Chair Krahn asked about replacing nine trees affected by the proposed solar canopies. Mr.
Sullivan stated that some trees could remain with trimming, while others would be relocated or replaced as
needed. Mr. Sullivan agreed to coordinate with staff on landscaping and screening.

(5:04:36) — Mr. Sullivan stated that he read and accepted all six Conditions of approval.
PUBLIC COMMENT

(5:05:13) — Vice Chair Krahn entertained public comments. Deni French raised concerns about canopy
height, noise from solar equipment, potential health effects, environmental review, and tree preservation.

(5:07:25) — MOTION: Commissioner Brooks moved to approve Special Use Permit LU-2026-0132
based on the finding subject to the Conditions of Approval contained in the Staff Report. The motion
was seconded the Commissioner Pyzel and carried 6-0-0.

RESULT: APPROVED (6-0-0)

MOVER: Brooks

SECONDER: Pyzel

AYES: Krahn, Brooks, DeChristopher, Petersen, Preston, Pyzel
NAYS: None

ABSTENTIONS:  None

ABSENT: Borders Petersen, Preston

(5:07:43) — Vice Chair Krahn called for a recess at 5:07 p.m.
(5:18:03) — Vice Chair Krahn reconvened the meeting at 5:18 p.m.

7. MEETING ITEMS
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7.a  AB-2026-0134 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION
REGARDING A RECOMMENDATION TO THE BOARD OF SUPERVISORS CONCERNING
AN APPLICATION FROM TOM METCALF (“APPLICANT”) FOR THE ABANDONMENT OF
THE FOLLOWING: (1) NORTH FALL STREET BETWEEN EAST PROCTOR STREET AND
EAST ROBINSON STREET; (2) THE EASTERN MOST, 12-FOOT-WIDE PORTION OF NORTH
PLAZASTREET BETWEEN EAST PROCTOR STREET AND ITSTERMINUS ON THE SOUTH
SIDE OF ASSESSOR’S PARCEL NUMBER (“APN”) 004-211-11 CURRENTLY OCCUPIED BY
THE CARSON NUGGET,; (3) EAST TELEGRAPH STREET BETWEEN NORTH PLAZA
STREET AND NORTH STEWART STREET; (4) EAST SPEAR STREET BETWEEN NORTH
FALL STREET AND NORTH STEWART STREET; AND (5) THE NORTHERN MOST, 24-
FOOT-WIDE PORTION OF EAST PROCTOR STREET BETWEEN NORTH PLAZA STREET
AND NORTH STEWART STREET, ADJACENT APNS 004-211-05, -10, -11; 004-213-01
THROUGH -06; 004-216-01,-03 THROUGH -05; 004-221-01 THROUGH -03; 004-224-02, -03, -07,
-08; AND 004-225-01 THROUGH -04.

(5:18:23) — Vice Chair Krahn introduced the item.

(5:20:47) — Commissioner Preston read into the record a prepared disclosure statement pertaining to item
7.a, advised of a conflict of interest, and stated that she would not be participating on the matter.
Commissioner Preston provided additional comments, which may be viewed on the City’s website at:
https://carsoncity.granicus.com/player/clip/2942?meta id=166589.

(5:26:35) — Deputy District Attorney Mihaela Neagos clarified that the District Attorney’s Office assisted
commissioners with required disclosures and that each member remained responsible for identifying and
addressing potential conflicts.

(5:28:01) — Ms. Sullivan explained that planning staff had maintained separation from the City’s potential
development discussions to preserve their regulatory role. She referenced the Staff Report and Supporting
Materials, all of which are incorporated into the record, and reviewed the abandonment request, applicable
codes, public comments, and proposed conditions.

(5:38:01) — Mr. Munoz explained that an amended condition would explicitly protect existing storm-drain
infrastructure. Ms. Sullivan stated that an additional condition would preserve a five-foot public access
easement along existing sidewalks or an approved pedestrian path around the affected block. She reviewed
the required findings, explaining that the streets had been dedicated rather than purchased, that the applicant
would need to provide 67 public parking spaces within the block, and that utility easements would be
retained or relocated as needed.

(5:42:56) — Michael Locke of Lumos and Associates explained that the abandonment would be recorded
alongside a reversion to acreage map to consolidate small parcels into developable lots.

(5:44:17) — Commissioner Pyzel questioned whether the abandonment was premature without a specific
development proposal and asked whether the 67 public parking spaces would be separate from the proposed
garage parking. Ms. Sullivan clarified that the 67 spaces could be accommodated within the proposed
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garage if they remained available to the public. She added that the abandonment findings did not require
an associated development proposal.

(5:48:20) — Commissioner DeChristopher shared concerns about evaluating the abandonments without
seeing the broader project but stated that the proposed conditions increased his comfort with the request.
Commissioner Petersen agreed with the concerns.

(5:50:09) — Vice Chair Krahn asked about preserving downtown view corridors and maintaining traffic
circulation following the abandonments. Ms. Sullivan stated that the abandonments themselves would not
obstruct views and emphasized that pedestrian access would be maintained through the proposed
easements.

(5:56:49) — Mr. Locke explained that the abandonments would consolidate small parcels for future
developments, potentially beginning in early 2027. He stated that Plaza and Proctor Streets would remain
open with revised one-way traffic patterns, while Fall and Telegraph Streets would be fully abandoned.
Mr. Locke confirmed the streets would remain in their current condition until development permits were
issued.

(5:58:40) — In response to Commissioner Pyzel, Ms. Sullivan explained that future Commission review
would depend on whether a project required discretionary approval.

(5:58:54) — M. Sullivan referenced the application’s fourth page, which illustrated the proposed resultant
parcels and landlocked parcels.

PUBLIC COMMENT

(6:03:58) — Maxine Nietz, Carson City resident, opposed the abandonment, explaining that closing
Telegraph and Fall would eliminate convenient routes to nearby traffic signals and force drivers to take
less direct routes. Ms. Nietz questioned the use of taxpayer-funded streets and parking for private
development. She noted that the earlier West Proctor abandonment preserved through-traffic unlike the
current proposal.

(6:06:25) — Michael Greedy, Carson City resident, questioned the purpose and implications of the proposal
and asked whether a Southwest Gas easement would be required to protect existing or future utility access.

(6:07:55) — Richard Nagel, Carson City resident, opposed giving public land to a private developer without
a public vote. Mr. Nagel referenced a report suggesting soil conditions could limit the height of a proposed
parking garage and raised concerns about parking convenience and the impact on nearby businesses.

(6:10:14) — Mayita Sanchez, Carson City resident, asked for clarification about Commissioner Preston’s
conflict of interest recusal related to 1340 Curry Street. Ms. Sanchez urged the Commission to apply
conflict of interest standards consistently and transparently.

(6:12:28) — Mary Sanada, Carson City resident, questioned why streets should be abandoned before a
specific development plan had been established. Ms. Sanada emphasized that the 67 parking spaces being
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removed were currently free and asked that replacement spaces remain free to avoid shifting costs to the
public.

(6:14:25) — Sandra Owens, Carson City resident, cited the proposed abandonment of approximately 88,063
square feet of public right-of-way. Ms. Owens argued that the proposal could impact the public through
reduced access and parking, questioning whether pedestrian easements were sufficiently defined. She
expressed concerns with the lack of a traffic analysis and approval of the project is separate stages.

(6:17:33) — Bepsy Strasburg, Carson City resident, questioned why the streets were now proposed for
abandonment when earlier project plans had not included the change. Ms. Strasburg expressed concern that
the Commission was being asked to approve a major step without a complete picture of the development,
including its effects on public access and circulation.

(6:20:40) — Paula Peters, Carson City resident, stated that the request was premature since the Phase Two
development plan or clear evidence of neighboring owners’ support had been presented. Ms. Peters asked
for specific commitments regarding replacement parking and expressed concerns regarding approval of the
abandonment before the overall project was understood.

(6:22:09) — Karen Stephens, Carson City resident, opposed the proposal since development plans appeared
vague and subject to change. Ms. Stephens questioned transferring public streets to a developer without
clearly identifying the final project and its consequences for the community.

(6:23:47) — Deni French, Carson City resident, said the public had not received enough clear information
about the intended development. Mr. French raised concerns about potential impacts on views, parking,
and traffic. He argued that the separate approvals made it difficult to assess the project’s overall effects.

(6:28:30) — Ms. Sullivan explained that the Commission had to determine whether the abandonment would
materially injure the public. She said Southwest Gas had confirmed that utilities or easement were needed
and that adjacent owners would acquire and maintain the abandoned land and pay applicable taxes. She
stated that the 67 removed parking spaces should be replaced within the same block. Ms. Sullivan described
proposed Condition No. 8 which would require a five-foot public access easement along existing sidewalks
or an approved accessible route around the superblock.

(6:37:20) — Mr. Locke clarified that the abandonment was an initial step toward development and that
traffic, geotechnical, and foundation studies would be completed at the appropriate stages as specific
projects were proposed.

(6:38:50) — Tom Metcalf, representing the Hop and Mae Adams Foundation, explained that parcel
consolidation was necessary before the street abandonment and future development could proceed. Mr.
Locke added that consolidating the parcels would make development feasible under downtown mixed-use
standards.

(6:40:04) — Commissioner Brooks asked whether creating larger parcels would improve development
potential and economic value. Mr. Metcalf agreed and cited Copper Pointe Plaza as an example where
street abandonment had enabled development. Commissioner Brooks noted that economic benefits should

Page 10
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be considered given the City’s limited tax base and the potential to replace vacant lots with productive
development.

(6:44:04) — Commissioner Pyzel compared the proposal to redevelopment in Sparks, where parcel
consolidation had supported a theater, apartments, and an events area. He understood the rationale for
consolidation but criticized the lack of a complete project plan.

(6:46:36) — Commissioner DeChristopher asked why a defined development proposal had not been
presented and suggested making approval conditional on the Commission having an opportunity to review
future projects. Ms. Sullivan clarified that Commission review would only be required if a future project
needed discretionary approval.

(6:49:43) — Michael Locke explained that the parking garage was Phase One, while a potential City Hall
remained uncertain and depended on separate agreements and approvals.

(6:50:32) — Commissioner Petersen expressed concern over approving the abandonment without knowing
the final project and suggested hearing the parking garage item first. Vice Chair Krahn supported the
abandonment as a first step toward larger parcels, economic development, and a stronger tax base. He
acknowledged the public’s desire for greater project clarity but noted that the Commission had considered
other street abandonments without a fully defined development proposal.

(6:54:56) — MOTION: Commissioner Brooks moved to recommend that the Board of Supervisors’
approve the right-of-way abandonment based on staff findings and Conditions of Approval included
in the Staff Report, including amended Condition No. 4 and new Condition No. 8. The motion was
seconded by Commissioner Pyzel.

(6:55:56) — Tom Metcalf confirmed that the applicant accepted the amended Conditions of Approval.

(6:56:03) — Vice Chair Krahn called for a roll call vote. The motion carried 5-0-0, with Commissioner
Preston abstaining from the vote.

RESULT: APPROVED (5-0-0)

MOVER: Brooks

SECONDER: Pyzel

AYES: Krahn, Brooks, DeChristopher, Petersen, Pyzel
NAYS: None

ABSTENTIONS: Preston

ABSENT: Borders

(6:56:59) — Vice Chair Krahn called for a recess.

(7:06:10) — Vice Chair Krahn reconvened the meeting. Commissioner Preston was no longer in
attendance.
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7.b  LU-2026-0131 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION
REGARDING AN APPLICATION FROM JEFF FRAME (“APPLICANT”) FOR A SPECIAL USE
PERMIT (“SUP”) TO (1) ALLOW FOR THE CONSTRUCTION OF A PARKING GARAGE AS
THE PRIMARY USE ON A PARCEL,; (2) ALLOW FOR ALTERNATIVE COMPLIANCE WITH
THE DOWNTOWN MIXED USE STANDARDS, SPECIFICALLY RELATED TO BUILDING
ENVELOPE STEPBACK REQUIREMENTS FOR THE PARKING GARAGE; AND (3)
AUTHORIZE OFF-STREET PARKING FOR THE FUTURE DEVELOPMENT OF THE
PARCELS IMMEDIATELY WEST AND NORTH OF THE PROPOSED PARKING GARAGE TO
BE PROVIDED OFF-SITE, IN THE PARKING GARAGE, ON PROPERTY ZONED
DOWNTOWN MIXED USE (“DT-MU”), LOCATED AT 307 E. TELEGRAPH STREET, 311 E.
TELEGRAPH STREET, 302 E. PROCTOR STREET, AND 310 N. STEWART STREET,
ASSESSOR’S PARCEL NUMBERS (“APNS”) 004-225-01 THROUGH -04.

(7:06:24) — Vice Chair Krahn introduced the item. Ms. Sullivan referenced the Staff Report and Supporting
Materials, all of which are incorporated into the record.

(7:13:00) — Vice Chair Krahn asked staff to add a standard condition requiring the applicant to document
compliance with approval conditions before receiving a building permit. Commissioner Pyzel asked about
street rehabilitation requirements and suggested revising a condition to reference all approved plans.

(7:18:38) — Applicant Jeff Frame with Frame Architecture presented the garage design, describing its
access points, four parking levels, and architectural features inspired by historic Carson City buildings.

(7:23:22) — Commissioner Pyzel asked who would own and operate the garage and Ms. Sullivan clarified
that these arrangements were outside the scope of the special use permit review.

(7:26:27) — Mr. Metcalf estimated that construction would take approximately one year. He explained that
the flat parking floors would make walking easier and described anticipated deep foundation supports to
address soil and earthquake liquefaction concerns.

(7:36:44) — Commissioner Petersen suggested arranging street trees and planters to provide a buffer
between pedestrians and parked vehicles.

PUBLIC COMMENT

(7:38:43) — Deni French, Carson City resident, criticized the garage’s scale and appearance and questioned
the need for additional parking. Mr. French argued that the garage and street abandonment proposals should
have been presented in a different order with more information available to the public.

(7:42:07) — Ms. Sullivan clarified revisions to the conditions, including broader wording covering all
approved plans and a requirement to submit the Planning Commission’s notice of decision with an
explanation of how conditions were met before building permits.

(7:44:56) — MOTION: Commissioner Brooks moved to approve LU-2026-0131 based on the findings
and subject to the Conditions of Approval contained in the Staff Report, and modifications outlined
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by the Community and Economic Development Director. The motion was seconded by
Commissioner DeChristopher and carried 5-0-0.

RESULT: APPROVED (5-0-0)

MOVER: Brooks

SECONDER: DeChristopher

AYES: Krahn, Brooks, DeChristopher, Petersen, Pyzel
NAYS: None

ABSTENTIONS: None

ABSENT: Borders, Preston

8. STAFF REPORTS (NON-ACTION ITEMS)

- DIRECTOR'S REPORT TO THE COMMISSION
- FUTURE AGENDA ITEMS

- COMMISSIONER REPORTS/COMMENTS

(7:45:50) — Ms. Sullivan reported September permit valuations of nearly $11 million and a year-to-date
valuation of $135 million, along with 15 housing starts in September, and 60 new business licenses. She
announced upcoming October events including Fall in the Air Craft Fair on October 3, Micromania
Wrestling on October 10, the Sun and Dust Market on October 17, Mark Twain Days Festival on October
17, Trunk or Treat Block Party at the Nevada State Museum on October 23, BOOnanza on October 29,
Nevada Day Classic 8K and Two-Mile Race on the west side of Carson Street and the Nevada Day
Parade in downtown on October 31. She reported that staff had visited businesses along North Carson
Street and held listening sessions regarding the conceptual plan.

9. PUBLIC COMMENT

(7:52:03) — Vice Chair Krahn entertained public comments. Deni French reiterated concerns that the
street abandonments were being considered together rather than individually.

10. FOR POSSIBLE ACTION: ADJOURNMENT
(7:54:24) — Vice Chair Krahn adjourned the meeting at 7:54 p.m.

The Minutes of the September 30, 2026 Carson City Planning Commission meeting are so approved on
this 28" day of October, 2026.
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Report To:
Staff Contact:

Agenda Title:

Agenda Action:

Agenda Item No: 6.A

STAFF REPORT

Planning Commission Meeting Date: October 28, 2026
Hope Sullivan, Community and Economic Development Director

LU-2026-0155 For Possible Action: Discussion and possible action regarding an
application from XL Charter Development (“Applicant”) for a special use permit
(“SUP”) to allow for the conversion of an existing 44,554-square-foot office
building into a pre-K through 8th grade charter school, in two phases, on
property zoned Retail Commercial (“RC”), located at 1340 S. Curry Street,
Assessor’s  Parcel Number (“APN”) 003-064-09. (Heather Ferris,
hferris@carsoncity.gov).

Formal Action / Motion Time Requested: N/A

Proposed Motion
None.

Board's Strategic Goal

N/A

Previous Action
None.

Background/Issues & Analysis
On October 20, 2026 the applicant submitted the attached email withdrawing the application for the

school.

Applicable Statute, Code, Policy, Rule or Regulation

Financial Information
Is there a fiscal impact? No

If yes, account name/number: N/A

Is it currently budgeted? No

Explanation of Fiscal Impact: N/A

Alternatives
N/A

Attachment(s):
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Re [EXTERNAL] LU-2026-0155 (1340 S Curry Street) withdrawal email.pdf

Motion: 1) Aye/Nay
2)

(Vote Recorded By)
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https://carsoncity.granicus.com/services/legistar/download/pdf/4449232/Re___EXTERNAL__LU-2026-0155__1340_S_Curry_Street__withdrawal_email.pdf

From: Clayton Howell

To: Heather Ferris

Cc: Bonnie Saxon; Kip Barton; John Lopeman; buildingpermit
Subject: Re: [EXTERNAL] LU-2026-0155 (1340 S Curry Street)
Date: Tuesday, October 20, 2026 12:17:28 PM

Ok, thanks Heather.

Clayton Howell
XL Charter Development

On Oct 20, 2026, at 10:47 AM, Heather Ferris <HFerris@carsoncity.gov> wrote:

Thank you. The below email is sufficient to withdraw your application.

Heather

Heather Ferrus | Planning Manager

Community and Economic Development | Carson City
108 E Proctor Street, Carson City, NV 89701
Direct: 775-283-7080 | Email: hferris@carsoncity.gov

<image001.png>

WARNING! WIRE FRAUD ALERT! WE WILL NEVER ASK YOU TO WIRE MONEY!

If you receive an email requesting payment via Wire Transfer or containing Wiring

Instructions, DO NOT RESPOND!

Instead, please contact our office at 775-887-2180 or via email at
lanning@carsoncity.gov to determine if fees are due.

How did we do?

From: Clayton Howe!

Sent: Tuesday, October 20, 2026 9:42 AM
To: Heather Ferris <HFerris@carsoncity.gov>

ce: Bonnie saxon N o ¢ I
John Lopeman_; buildingpermit

Subject: Re: [EXTERNAL] Re: LU-2026-0155 (1340 S Curry Street)

Heather,

Unfortunately from the development side we are not able to make this site

20



work at this time. We will be pulling our application for the SUP. Please let
me know if anything else is needed. Thanks.

-Clayton
Sent from my iPhone
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Agenda Item No: 6.B

STAFF REPORT

Report To: Planning Commission Meeting Date: October 28, 2026
Staff Contact: Hope Sullivan, Community and Economic Development Director
Agenda Title: LU-2026-0154 For Possible Action: Discussion and possible action regarding

an application from Joseph Floyd (“Applicant) for a special use permit (“SUP”)
to allow for the construction of a 1,600-square-foot (40 foot x 40 foot) detached
metal accessory structure to be used as a garage and to store personal items, with
a cumulative square footage exceeding 100 percent of the size of the primary
structure on property zoned Single Family 1 Acre (“SF1A”) located at 4889 Oak
Street, Assessor’s Parcel Number (“APN”) 009-196-06. (Heather Manzo,
hmanzo@carsoncity.gov).

Agenda Action: Formal Action / Motion Time Requested: N/A

Proposed Motion
I move to approve special use permit LU-2026-0154 based on the findings and subject to conditions of

approval contained in the staff report.

Board's Strategic Goal
Quality of Life

Previous Action
See attached staff report for any previous actions.

Background/Issues & Analysis
See attached staff report for background and analysis.

Applicable Statute, Code, Policy, Rule or Regulation
CCMC 18.02.0452 (Special Use Permits), 18.04.045 (Single-family 1 Acre), 18.04.190 (Residential
Districts Density and Dimensional Standards), 18.05.055 (Accessory Structures)

Financial Information
Is there a fiscal impact? No

If yes, account name/number: N/A
Is it currently budgeted? No
Explanation of Fiscal Impact: N/A

Alternatives
N/A
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Attachment(s):
Staff Report for LU-2026-0154 (APPROVED).pdf

10.22.2026 Application LU-2026-0154 Redacted.pdf

Motion: 1)

2)

(Vote Recorded By)

Aye/Nay
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https://carsoncity.granicus.com/services/legistar/download/pdf/4448958/LU-2026-0154__4889_Oak_Street__PC_SR_-_Approved.pdf
https://carsoncity.granicus.com/services/legistar/download/pdf/4449134/10.22.2026_Application_LU-2026-0154_Redacted.pdf

STAFF REPORT FOR PLANNING COMMISSION MEETING OF OCTOBER 28, 2026
FILE NO: LU-2026-0154
STAFF AUTHOR: Heather Manzo, Associate Planner

AGENDA TITLE: For Possible Action: Discussion and possible action regarding an application from
Joseph Floyd (“Applicant”) for a special use permit (“SUP”) to allow for the construction of a 1,600 square-
foot (40 foot x 40 foot) detached metal accessory structure to be used as a garage and carport, with a
cumulative square footage exceeding 100 percent of the size of the primary structure on property zoned
Single Family 1 Acre (“SF1A”) located at 4889 Oak Street, Assessor’s Parcel Number (“APN”) 009-196-
06. (Heather Manzo, hmanzo@carsoncity.gov).

PROPOSED MOTION: | move to approve special use permit LU-2026-0154 based on the findings and
subject to conditions of approval contained in the staff report.
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LU-2026-0154
Planning Commission — October 28, 2026
Page 2

RECOMMENDED CONDITIONS OF APPROVAL.:

1.

The applicant must sign and return the Notice of Decision for conditions of approval within 21 days
of receipt of notification. If the Notice of Decision is not signed and returned within 21 days, then the
item may be rescheduled for the next Planning Commission meeting for further consideration.

The project shall be constructed or developed substantially in accordance with any site plans that
are approved by the Planning Commission, including any modification that is made by the imposition
of an additional condition by the Planning Commission.

The project shall conform to any other applicable provision of the Nevada Revised Statutes (“NRS”)
or Carson City Municipal Code (“CCMC”).

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 Planning Commission approval. 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.

Prior to the issuance of a building permit, the Applicant shall have plans approved which include
demoilition of the existing chicken coop and horse shelter.

The detached structure size shall not exceed 1,600 square feet and total cumulative square footage
of all detached accessory structures shall be limited to 1,840 square feet.

Any increase to the square footage or other changes to the approved plans will require additional
review and may require an amendment to the special use permit (“SUP”). Any other detached
accessory structures proposed for the site will require an amendment to this SUP prior to
construction.

LEGAL REQUIREMENTS: Carson City Municipal Code (“CCMC”) 18.02.0452 (Special Use Permits),
18.04.045 (Single-family 1 Acre), 18.04.190 (Residential Districts Density and Dimensional Standards),
18.05.055 (Accessory Structures)

MASTER PLAN DESIGNATION: Low Density Residential

PRESENT ZONING: Single Family 1 Acre (“SF1A”)

KEY ISSUES: Will the proposed detached metal accessory structure have an adverse impact on the
adjacent residential neighborhood?

SURROUNDING ZONING AND LAND USE INFORMATION:
NORTH: Multifamily Apartment (“MFA”) / Single family residences
EAST: SF1A / Single family residence

SOUTH: SF1A/ Single family residence

WEST: SF1A / Personal storage facility

ENVIRONMENTAL INFORMATION:

1. FLOOD ZONE: Zone Shaded X

2. EARTHQUAKE FAULT: No faults are shown on this lot.
3. SLOPE/DRAINAGE: The site is level.

SITE DEVELOPMENT INFORMATION:


https://library.municode.com/nv/carson_city/codes/code_of_ordinances?nodeId=TIT18ZO_CH18.02ADPR_18.02.0452SPUSPEAR22.220CACHNR278.020278.315
https://library.municode.com/nv/carson_city/codes/code_of_ordinances?nodeId=TIT18ZO_CH18.04ZODI_18.04.045SIMI2ACSF1ACSF21000SFREDIPUAR22.220CACHNR278.020278.250
https://library.municode.com/nv/carson_city/codes/code_of_ordinances?nodeId=TIT18ZO_CH18.04ZODI_18.04.190REDIDEDISTAR22.220CACHNR278.020278.250
https://library.municode.com/nv/carson_city/codes/code_of_ordinances?nodeId=TIT18ZO_CH18.05GEPR_18.05.055ACSTAR22.220CACHNR278.020278.250

LU-2026-0154
Planning Commission — October 28, 2026
Page 3

1. LOT SIZE: 1.03 acres

2. PROPOSED STRUCTURE SIZE: 1,600 square feet

3. PROPOSED STRUCTURE HEIGHT: 22 feet tall to the roof peak
4. APPLICABLE SETBACKS:

Required Proposed

Front: 30 feet Front: 199 feet

Street Side: 20 feet Street Side: 80.3 feet

Side: 15 feet Side: 30 feet

Rear: 60 feet Rear: 60 feet
DISCUSSION:

CCMC 18.05.055 (Accessory Structures) outlines design standards that apply to all detached accessory
structures and those located within the SF1A zoning district. The existing single-family residence has an
assessed floor area of approximately 1,342 square feet. The Applicant is proposing to construct a 1,600
square foot detached metal accessory structure. There are two detached accessory structures totaling
approximately 240 square feet located between the primary residence and the proposed metal structure
that are to remain. The site plan also identifies a chicken coop and horse shelter that will be demolished
with the construction of the approved 1,600-square-foot metal building. The total accessory structure
square footage will be 1,840 square feet. Since the accessory structures are more than 1,000 square feet
and more than 100 percent (137 percent) of the size of the primary structure, approval of an SUP is
required (CCMC 18.05.055).

The design standards and how the proposed accessory structure will meet these standards are addressed
below:

a) The massing and proportion of a building must be compatible with and complementary to the
surroundings of the building and the environmental characteristics of the neighborhood in which the
building is located.

The subject parcel is in a residential neighborhood with a minimum one-acre lot size. As is common in
a large lot neighborhood, large, detached metal accessory structures used for the storage of personal
items are part of the established neighborhood. The proposal is compatible with the established
character of the neighborhood.

b) Building colors must match or complement the building materials and colors of the primary structure.

The applicant has selected sand colored exterior wall with gray trim, roll up doors and roof that will
complement the color on the primary structure.

Per CCMC 18.02.0452, the Planning Commission has the authority to approve an SUP upon making each
of the six required findings in the affirmative.

PUBLIC COMMENTS: Pursuant to CCMC 18.02.045, public notices were mailed to 30 property owners
within 800 feet of the subject site on October 16, 2026. As of the writing of this report, no written 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 30, 2026, depending on the date of
submission of the comments to the Planning Division.

AGENCY COMMENTS: The following comments were received from City departments. Comments have
been incorporated into the recommended conditions of approval where applicable.

Engineering Division:

The Public Works Department, Development Engineering Division (“Development Engineering”) has no
preference or objection to the special use request and is not recommending any conditions of approval.

26



LU-2026-0154
Planning Commission — October 28, 2026
Page 4
Discussion:
Development Engineering has reviewed the application within our areas of purview relative to adopted
standards and practices and to the provisions of CCMC 18.02.0452, Conditional Uses. Development
Engineering offers the following discussion:

CCMC 18.02.0452(5a) - Is in substantial compliance and in furtherance of the objectives and policies of
the Carson City master plan as set forth in this chapter:
The request is not in conflict with any Engineering Master Plans.

CCMC 18.02.0452(5b) — Compatible with and preserves the character and integrity of adjacent properties
and neighborhoods, or includes improvements or modifications onsite or within the public right-ow-way
which mitigate adverse construction impacts including, without limitation, noise, vibrations, fumes, odors,
dust or glare:

In order to reduce track out onto public rights of way, CCMC requires the installation of a compliant
driveway apron and a paved driveway that is a minimum of 20’ in length from the right-of-way when
detached accessory structures are proposed.

CCMC 18.02.0452(5¢) - Will have little to no detrimental effect on vehicular or pedestrian traffic:
The project will have a negligible effect on vehicular and pedestrian traffic.

CCMC 18.02.0452(5d) - Will not result in a detrimental impact to the use, peaceful enjoyment, economic
value or development of adjacent properties or the neighborhood in general:
Development Engineering has no comment on this finding.

CCMC 18.02.0452(5e) - Will not overburden existing public services or facilities including, without
limitation, schools, police or fire protection, water service, sewer service, public roads, storm drainage or
other public improvements:

This project will have no adverse impact on City water or sewer infrastructure and will have a negligible
impact on the storm drain infrastructure.

CCMC 18.02.0452(5f) — Will not adversely affect the health, safety and welfare of the public:
The project meets engineering standards for health and safety.

Earthquake faults: Within 500 feet of the proposed structure

FEMA flood zones: Flood Zone Shaded X

Site slope: The site is level

FINDINGS: Staff's recommendation is based upon the findings as required by CCMC 18.02.0452 (Special
Use Permit) enumerated below and substantiated in the public record for the project.

1. Is in substantial compliance and in furtherance of the objectives and policies of the Carson
City master plan as set forth in this chapter.

The subject property is in the Medium Density Residential (‘MDR”) master plan designation. The primary

use of the MDR master plan designation is residential development. A detached accessory structure is

ancillary to the existing primary single-family residence. The use is consistent with the Master Plan.

2. Is compatible with and preserves the character and integrity of adjacent properties and
neighborhoods, or includes improvements or modifications onsite or within the public right-
of-way which mitigate adverse construction impacts including, without limitation, noise,
vibrations, fumes, odors, dust or glare.

The proposed detached accessory structure is compatible with, and preserves the character and integrity

of, adjacent properties and neighborhoods without any recommended mitigations. The proposed project

will complement the single-family use of the site and will not generate adverse construction impacts
including noise, vibrations, fumes, odors, dust or glare.
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3. Will have little or no detrimental effect on vehicular or pedestrian traffic.
The proposed detached accessory structure is ancillary to the existing primary residence. The proposed
detached accessory structure will not result in an increase in vehicular or pedestrian traffic beyond that
which is already established for the existing single-family residential use and will therefore have little or no
detrimental effect on vehicular or pedestrian traffic.

4. Will not result in a detrimental impact to the use, peaceful enjoyment, economic value or
development of adjacent properties or the neighborhood in general.

The proposed detached accessory structure will not be detrimental to the use, peaceful enjoyment,

economic value, or development of surrounding properties or general neighborhood. As proposed, the

existing and proposed detached accessory structures will be consistent with the required setbacks of the

SF1A zoning district and meet the requirements for an accessory structure as outlined in CCMC 18.05.055.

5. Will not overburden existing public services or facilities including, without limitation,
schools, police or fire protection, water service, sewer service, public roads, storm drainage
or other public improvements.

The proposed detached accessory structure is ancillary to an existing primary residence. The structure

will not have an impact on public services or facilities as the property is currently served by police and fire

protection and public water exists for the site. The proposed accessory structure will not change the need
for public service or facilities beyond that of the existing single-family use.

6. Will not adversely affect the health, safety and welfare of the public.

The proposed detached accessory structure will not adversely affect the health, safety and welfare of the
public. As proposed, the structure will be consistent with the required setbacks of the SF1A zoning district
and meets the requirements for an accessory structure as outlined in CCMC 18.05.055. Prior to beginning
construction, the applicant will be required to demolish the existing chicken coop and horse shelter and
obtain a building permit for the 1,600 square foot accessory structure.
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SPECIAL USE PERMIT (CCMC 18.02.0452) FILE #

SUBMITTAL PACKET - Email completed packet to
planning@carsoncity.gov or submit one unbound original and a CD or
USB drive with complete application in PDF:

Application Form

Detailed Written Project Description

Site Plan

Building Elevation Drawings and Floor Plans
Special Use Permit Findings

Engineering Project Impact Reports

FEE: $2450 (Major) / $2200 (Minor), plus Noticing Fees
108 E. Proctor Street, Carson City, NV 89701 *Fees and 12 unbound copies of the complete packet due afler application is

Phone: (775) 887-2180 deemed compiete by staff
Email: planning@carsoncity.gov Note: Submittals must be of sufficient clarity and detail for all
departments to adequately review the request. Additional
information may be required.
PROJECT INFORMATION

PROIJECT’S ASSESSOR PARCEL NUMBER(S):

009 -19¢-0b
HeR1 oM ST CARSON CITY MV 377

Please provide a brief description of your proposed project and/or proposed use below. Provide additional pages to describe your request in more
detail.
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APPLICANT

MEATLING ADDRESS. CITY. SYATE, ZIP

1899 0AL ST Carson Cety NU_87701

MAILING /\DDY(L'S& CITY, STATE, ZIP

LI881 OAK ST Carsen Cike KU 897701

NTRE SENTATIVE

—E)("\C\/O\@& &O@)@J

PROPERTY OWNER
Teedh Fod I

MAILING ADDRESS, CITY, STATE, ZIP

881 DAk ST (LarsoN LiT¥ fly 877/

PROPERTY OWNER’S AFFIDAVIT (Use additional page(s) if necessary for additional owners.)

“Torery Fo
T, D) being duly deposed, do hereby affirm that I am the record owner of the subject property, and
that I have knowledge of, and [ agree to, the filing of this application.

/A 138 Osk SF. 8w [2-c

Signature | Address ¢ 2 on C_‘;L_’ AV 877.) Date

ACKNOWLEDGMENT OF APPLICANT

[ certify that the forgoing statements are true and correct to the best of my knowledge and belief. I 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 1 understand that this permit may be revoked for violation of
any of the conditions of approval, 1 further understand that approval of this application does not exempt me from all City codel
reguirements.

@“ﬁ’t ?Z‘a) Jerk F"""D é)/ll/'?/“b(o

Applicfnt’s Signature ' Print Name Date
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ATTACHMENT: FINDINGS OF FACT
Special Use Permit Application
Property Address: 4889 Oak St, Carson City, NV 89701

Proposed Project: 40'x 40' (16 eave height) detached prefabricated metal garage on
concrete slab-on-grade for personal storage of a boat, personal motor vehicles, and tools.

Finding 1: Master Plan Compliance

CCMC 18.02.0452(5)(a): The proposed use is in substantial compliance and in furtherance
of the objectives and policies of the Carson City Master Plan as set forth in this chapter.

Response:

The proposed project involves the construction of a detached accessory structure
exclusively intended for private, non-commercial residential storage.

. Master Plan Alignment: The Carson City Master Plan promotes the orderly
development of single-family residential properties, allowing property owners
reasonable use of their land for accessory domestic structures.

» Neighborhood Aesthetics: Enclosing a boat, multiple vehicles, and maintenance
equipment inside an enclosed struciure keeps items out of public view, directly
supporting the Master Plan's goal of maintaining clean, attractive, and clutter-free
neighborhoods.

. Non-Commercial Use: The building wilt be strictly used for personal storage and
workshop hobby tools. No commerciat enterprise, business storage, or rental
operations will occur.

Finding 2: Compatibility and Neighborhood Integrity

CCMC 18.02.0452(5)(b): /s compatible with and preserves the character and integrity of
adjacent properties and neighborhoods, or includes improvements or modifications onsite
or within the public right-of-way which mitigate adverse construction impacts including,
without limitation, noise, vibrations, fumes, odors, dust or glare.

Explanation Responses:
¢ A.Adjoining Land Uses and Zoning:

« North: Roland Street, Multi-family residential properties (Condos).
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o West: Oak Street, large wearhouses and storage units (see google earth pic
provided ).

o [East: Adjoining single-family residential parcel.
o South: Open State-owned land / dry drainage corridor.
« B. Compatibility and Mitigation of Nuisances:

o Setbacks & Scale: The building is situated well within required property lines
(over 70 feet from Oak Street, over 35 feet from the eastern boundary, and
over 30 feet from the southern state land boundary).

o> Demolition & Clean-up: The project includes demolishing and removing a
dilapidated existing chicken coop and horse stable, improving overall site
cleanliness.

o Operational Impacts: Because the building is used solely for personal
storage and contains no living quarters or commercial machinery, it will not
generate continuous noise, vibration, dust, odors, fumes, or industrial glare
color of metal building is “Sand” so that it blends in with the area.

» C. Qutdoor Lighting:

o Not Applicable: The proposed building will not have electricity, so no
outdoor lighting fixtures will be installed. If exterior solar security fixtures are
added in the future, they will be full cutoff, down-shielded fixtures compliant
with Carson City dark-sky lighting standards.

« D.Landscaping and Screening:

o Existing mature natural vegetation and property lines will remain. The large
setbacks on all sides provide natural spatial buffering from adjacent rights-
of-way and neighboring homes.

« E.On-Site and Off-Site Improvements:

)

o Construction of a dedicated 24-foot-wide access driveway connecting from
Oak Street directly to the garage entrance to accommodate vehicle access
and emergency/fire turnaround needs.

Finding 3: Traffic Impacts

CCMC 18.02.0452(5)(c): Will have little to no detrimental effect on vehicular or pedestrian
traffic.
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Response:
The project will generate negligible to zero additional traffic:

« Residential Accessory Function: The garage will serve only the existing household
for personal vehicle and boat parking. it will not generate customer trips, delivery
truck traffic, or employee commutes.

+ Right-of-Way Capacity: Oak Street and Roland Street easily support local
residential traffic. A dedicated 24-foot driveway provides safe ingress and egress
without blocking pedestrian movement along Qak Street.

« Infrastructure Needs: No additional sidewalks, walkways, turn lanes, or traffic
signals are required.

Finding 4: Peaceful Enjoyment and Economic Value

CCMC 18.02.0452(5)(d): Will not result in a detrimental impact on the use, peaceful
enjoyment, economic value, or development of adjacent properties or the neighborhood in

general.

Response:

The proposed structure will preserve and enhance neighborhood property values and
enjoyment:

o Screening of Assets: Housing recreational vehicles, boats, and equipment inside a
clean, modern metal building eliminates outdoor yard storage, enhancing visual
aesthetics for surrounding homes.

¢ Generous Buffering: The structure sits in the rear/side portion of the parcel,
adjacent to undeveloped State Land to the south, placing bulk and height away from
direct living areas of neighboring homes.

« Quiet Passive Use: As an unpowered, non-plumbed personal garage, activities
inside are low-impact, passive, and wilt not disrupt the peaceful enjoyment of
surrounding residences.

Finding 5: Public Services and Facilities

CCMC 18.02.0452(5)(e): Will not overburden existing public services or facilities including,
without limitation, schools, police or fire protection, water service, sewer service, public
roads, storm drainage or other public improvements.

Explanation Responses:
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A. School District:

o The project is an unoccupied accessory storage building and will have zero
impact on the Carson City School District or student enrollment.

B. Police and Fire Protection:

o The building does not increase human occupancy. A 24-foot-wide driveway
provides direct, unobstructed fire department and emergency vehicle access
from Oak Street.

C. Water Supply:

o NotApplicabte: The building will not have running water or plumbing. No
connection to municipal water or domestic wells is proposed.

D. Drainage Accommodation:

o Runoff from the 1,600 sq. ft. roof will shed onto the surrounding unpaved,
permeable residential lot and drain naturally toward the south open
ground/existing dry drainage channel, preventing storm drainage runoff onto
adjacent private parcels or Oak Street. We will add gutter and BMP to
mitigate erosion around the building

E. Sewage Disposal:

> Not Applicable: The building will not contain bathrooms or plumbing
fixtures, requiring zero capacity from municipal sewer trunk lines or septic
systems.

F. Road Improvements:

o No public road improvements are needed. The existing public right-of-way on
Qak Street is adequate.

G. Sources of Information:

o Carson City Municipal Code (CCMC Title 18), property site plan dimensions,
Carson City Assessor/GIS mapping records, and visual site analysis.
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Finding 6: Will Not Adversely Affect the Health, Safety, and Welfare of the Public
Option 1: Comprehensive Narrative (Standard Application Attachment)

The proposed 40' x 40' (1,600 sq. ft.) prefabricated metal accessory building at 4889 Oak

Street (APN 009-196-06) will not adversely affect the health, safety, or welfare of the public.

The structure is designed and sited in full compliance with all applicable Carson City
Municipal Code, including all required front, side, and rear yard setbacks.

The proposed 40' x 40' (16' eave) metal garage at 4889 Oak Street will not adversely
impact public health, safety, or welfare. The non-combustible steel structure will be
built on a concrete slab-on-grade foundation in full compliance with Carson City’s
adopted Building and Fire Codes, local wind/seismic/snow load engineering
standards, and SF1A zoning setbacks. As an unconditioned, dry structure with no
plumbing or electrical service, it poses minimal fire or environmental . The building is
strictly for private, non-commercial indoor storage of a personal boat, vehicles, and
tools, which eliminates outdoor clutter, prevents noise or traffic impacts, and
preserves the visual integrity and welfare of the surrounding neighborhood.
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299.4

Roland Street

36

Owner and Applicant: Joseph Floyd
Contact: 858-692-2008
Address: 4889 Oak St, Carson City NV 89701

Request: Build an 40’ x 40’ Prefab metal building on
slab garage for storage of boat and other motorized
Vehicles and tools

| APN: 009-196-06 Drawn By:
Location: 4889 Oak St Carson City Joseph Floyd

Master Plan Designation: LDR

Zoning: SF1A Scale 1"=50-0"
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Agenda Item No: 6.C

STAFF REPORT

Report To: Planning Commission Meeting Date: October 28, 2026
Staff Contact: Hope Sullivan, Community and Economic Development Director
Agenda Title: LU-2026-0156 For Possible Action: Discussion and possible action regarding

an application from Cleary Building Corp (“Applicant™) for a special use permit
(“SUP”) to allow for the construction of a 3,458-square-foot (64 foot x 54 foot)
detached metal accessory structure to be used as a garage and carport for the
storage of personal items, with a cumulative square footage exceeding 100
percent of the size of the primary structure on property zoned Single Family 1
Acre (“SF1A”) located at 99 East Bonanza Drive, Assessor’s Parcel Number
(“APN”) 008-045-02. (Heather Manzo, hmanzo@carsoncity.gov).

Agenda Action: Formal Action / Motion Time Requested: N/A

Proposed Motion
I move to approve special use permit LU-2026-0156 based on the findings and subject to conditions of

approval contained in the staff report.

Board's Strategic Goal
Quality of Life

Previous Action
See attached staff report for background and analysis.

Background/Issues & Analysis
See attached staff report for background and analysis.

Applicable Statute, Code, Policy, Rule or Regulation
CCMC 18.02.0452 (Special Use Permits), 18.04.045 (Single-family 1 Acre), 18.04.190 (Residential
Districts Density and Dimensional Standards), 18.05.055 (Accessory Structures)

Financial Information
Is there a fiscal impact? No

If yes, account name/number: N/A
Is it currently budgeted? No
Explanation of Fiscal Impact: N/A

Alternatives
N/A
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Attachment(s):
Staff Report for LU-2026-0156 (APPROVED).pdf

10.22.2026 Application Packet Redacted.pdf

Motion: 1)

2)

(Vote Recorded By)

Aye/Nay
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https://carsoncity.granicus.com/services/legistar/download/pdf/4448972/Staff_Report_for_LU-2026-0156__APPROVED_.pdf
https://carsoncity.granicus.com/services/legistar/download/pdf/4449264/10.22.2026_Application_Packet_Redacted.pdf

STAFF REPORT FOR PLANNING COMMISSION MEETING OF OCTOBER 28, 2026
FILE NO: LU-2026-0156
STAFF AUTHOR: Heather Manzo, Associate Planner

AGENDA TITLE: For Possible Action: Discussion and possible action regarding an application from
Cleary Building Corp (“Applicant”) for a special use permit (“SUP”) to allow for the construction of a 3,458
square-foot (64 foot x 54 foot) detached metal accessory structure to be used for storage of personal items,
with a cumulative square footage exceeding 100 percent of the size of the primary structure on property
zoned Single Family 1 Acre (“SF1A”) located at 99 East Bonanza Drive, Assessor’s Parcel Number (“APN”)
008-045-02. (Heather Manzo, hmanzo@carsoncity.gov).

PROPOSED MOTION: | move to approve special use permit LU-2026-0156 based on the findings and
subject to conditions of approval contained in the staff report.

VICINITY MAP:
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mailto:hmanzo@carsoncity.gov

LU-2026-0156
Planning Commission — October 28, 2026
Page 2

RECOMMENDED CONDITIONS OF APPROVAL.:

1.

The applicant must sign and return the Notice of Decision for conditions of approval within 21 days
of receipt of notification. If the Notice of Decision is not signed and returned within 21 days, then the
item may be rescheduled for the next Planning Commission meeting for further consideration.

The project shall be constructed or developed substantially in accordance with any site plans that
are approved by the Planning Commission, including any modification that is made by the imposition
of an additional condition by the Planning Commission.

The project shall conform to any other applicable provision of the Nevada Revised Statutes (“NRS”)
or Carson City Municipal Code (“CCMC”).

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 Planning Commission approval. 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.

The detached structure size shall not exceed 3,456 square feet and total cumulative square footage
of all detached accessory structures shall be limited to 4,032 square feet.

Any increase to the square footage or other changes to the approved plans will require additional
review and may require an amendment to the special use permit (“SUP”). Any other detached
accessory structures proposed for the site will require an amendment to this SUP prior to
construction.

LEGAL REQUIREMENTS: Carson City Municipal Code (“CCMC”) 18.02.0452 (Special Use Permits),
18.04.045 (Single-family 1 Acre), 18.04.190 (Residential Districts Density and Dimensional Standards),
18.05.055 (Accessory Structures)

MASTER PLAN DESIGNATION: Low Density Residential

PRESENT ZONING: Single Family 1 Acre (“SF1A”)

KEY ISSUES: Will the proposed detached metal accessory structure have an adverse impact on the
adjacent residential neighborhood?

SURROUNDING ZONING AND LAND USE INFORMATION:
NORTH: SF1A / Single family residence

EAST: SF1A / Single family residence

SOUTH: SF1A/ Single family residence

WEST: SF1A / Single family residence

ENVIRONMENTAL INFORMATION:

1. FLOOD ZONE: Zone X Shaded

2. EARTHQUAKE FAULT: No faults are shown on this lot.

3. SLOPE/DRAINAGE: The site contains a downslope from the north to south, however the area proposed

for development is generally level.


https://library.municode.com/nv/carson_city/codes/code_of_ordinances?nodeId=TIT18ZO_CH18.02ADPR_18.02.0452SPUSPEAR22.220CACHNR278.020278.315
https://library.municode.com/nv/carson_city/codes/code_of_ordinances?nodeId=TIT18ZO_CH18.04ZODI_18.04.045SIMI2ACSF1ACSF21000SFREDIPUAR22.220CACHNR278.020278.250
https://library.municode.com/nv/carson_city/codes/code_of_ordinances?nodeId=TIT18ZO_CH18.04ZODI_18.04.190REDIDEDISTAR22.220CACHNR278.020278.250
https://library.municode.com/nv/carson_city/codes/code_of_ordinances?nodeId=TIT18ZO_CH18.05GEPR_18.05.055ACSTAR22.220CACHNR278.020278.250
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SITE DEVELOPMENT INFORMATION:

1. LOT SIZE: 1.52 acres

2. PROPOSED STRUCTURE SIZE: 3,456 square feet
3. PROPOSED STRUCTURE HEIGHT: 26.33 feet tall
4. APPLICABLE SETBACKS:

Required Proposed

Front: 30 feet Front: 57 feet

Street Side: 20 feet Street Side: 172 feet

Side: 15 feet Side: 61 feet

Rear: 30 feet Rear: 64 feet
DISCUSSION:

CCMC 18.05.055 (Accessory Structures) outlines design standards that apply to all detached accessory
structures and those located within the SF1A zoning district. The existing single-family residence has an
assessed floor area, including the attached garage, and attached covered patio of approximately 2,350
square feet. The Applicant is proposing to construct a 3,456 square foot detached metal accessory
structure. There is a 576 square foot detached garage located on the southeast portion of the site. The
total accessory structure square footage will be 4,032 square feet. Since the accessory structures are
more than 1,000 square feet and more than 100 percent (172 percent) of the size of the primary structure,
approval of an SUP is required.

The design standards and how the proposed accessory structure will meet these standards are addressed
below:

a) The massing and proportion of a building must be compatible with and complementary to the
surroundings of the building and the environmental characteristics of the neighborhood in which the
building is located.

The subject parcel is in a residential neighborhood with a minimum one-acre lot size. As is common in
a large lot neighborhood, large, detached metal accessory structures used for the storage of personal
items are part of the established neighborhood. The proposal is compatible with the established
character of the neighborhood.

b) Building colors must match or complement the building materials and colors of the primary structure.

The applicant has selected a charcoal roof and exterior walls with trim and wainscot in pewter that will
complement the color on the primary structure and existing detached garage.

Per CCMC 18.02.0452, the Planning Commission has the authority to approve an SUP upon making each
of the six required findings in the affirmative.

PUBLIC COMMENTS: Pursuant to CCMC 18.02.045, public notices were mailed to 30 property owners
within 800 feet of the subject site on October 16, 2026. As of the writing of this report, no written 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 30, 2026, depending on the date of
submission of the comments to the Planning Division.

AGENCY COMMENTS: The following comments were received from City departments. Comments have
been incorporated into the recommended conditions of approval where applicable.

Engineering Division:

The Public Works Department, Development Engineering Division (“Development Engineering”) has no

preference or objection to the special use request provided that the following condition of approval is met:

¢ Including installing a compliant driveway apron and a paved driveway that is a minimum of 20’ in
length from the right-of-way.
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Discussion:
Development Engineering has reviewed the application within our areas of purview relative to adopted
standards and practices and to the provisions of CCMC 18.02.0452, Conditional Uses. Development
Engineering offers the following discussion:

CCMC 18.02.0452(5a) - Is in substantial compliance and in furtherance of the objectives and policies of
the Carson City master plan as set forth in this chapter:
The request is not in conflict with any Engineering Master Plans.

CCMC 18.02.0452(5b) — Compatible with and preserves the character and integrity of adjacent properties
and neighborhoods, or includes improvements or modifications onsite or within the public right-ow-way
which mitigate adverse construction impacts including, without limitation, noise, vibrations, fumes, odors,

dust or glare:
Development Engineering has no comment on this finding.

CCMC 18.02.0452(5¢) - Will have little to no detrimental effect on vehicular or pedestrian traffic:
The project will not have an adverse impact on vehicular and pedestrian traffic.

CCMC 18.02.0452(5d) - Will not result in a detrimental impact to the use, peaceful enjoyment, economic
value or development of adjacent properties or the neighborhood in general:
Development Engineering has no comment on this finding.

CCMC 18.02.0452(5e) - Will not overburden existing public services or facilities including, without
limitation, schools, police or fire protection, water service, sewer service, public roads, storm drainage or
other public improvements:

This project will have no adverse impact on City water or sewer infrastructure and will have a negligible
impact on the storm drain infrastructure.

CCMC 18.02.0452(5f) — Will not adversely affect the health, safety and welfare of the public:
The project meets engineering standards for health and safety.

Earthquake faults: Within 500 feet of the proposed structure

FEMA flood zones: Flood Zone Shaded X

Site slope: The site where development of the structure is proposed is level

FINDINGS: Staff's recommendation is based upon the findings as required by CCMC 18.02.0452 (Special
Use Permit) enumerated below and substantiated in the public record for the project.

1. Is in substantial compliance and in furtherance of the objectives and policies of the Carson
City master plan as set forth in this chapter.

The subject property is in the Medium Density Residential (“MDR”) master plan designation. The primary

use of the MDR master plan designation is residential development. A detached accessory structure is

ancillary to the existing primary single-family residence. The use is consistent with the Master Plan.

2. Is compatible with and preserves the character and integrity of adjacent properties and
neighborhoods, or includes improvements or modifications onsite or within the public right-
of-way which mitigate adverse construction impacts including, without limitation, noise,
vibrations, fumes, odors, dust or glare.

The proposed detached accessory structure is compatible with, and preserves the character and integrity

of, adjacent properties and neighborhoods without any recommended mitigations. The proposed project

will complement the single-family use of the site and will not generate adverse construction impacts
including noise, vibrations, fumes, odors, dust or glare.

3. Will have little or no detrimental effect on vehicular or pedestrian traffic.
The proposed detached accessory structure is ancillary to the existing primary residence. The proposed
detached accessory structure will not result in an increase in vehicular or pedestrian traffic beyond that
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which is already established for the existing single-family residential use and will therefore have little or no
detrimental effect on vehicular or pedestrian traffic.

4, Will not result in a detrimental impact to the use, peaceful enjoyment, economic value or
development of adjacent properties or the neighborhood in general.

The proposed detached accessory structure will not be detrimental to the use, peaceful enjoyment,

economic value, or development of surrounding properties or general neighborhood. As proposed, the

existing and proposed detached accessory structures will be consistent with the required setbacks of the

SF1A zoning district and meet the requirements for an accessory structure as outlined in CCMC 18.05.055.

5. Will not overburden existing public services or facilities including, without limitation,
schools, police or fire protection, water service, sewer service, public roads, storm drainage
or other public improvements.

The proposed detached accessory structure is ancillary to an existing primary residence. The structure

will not have an impact on public services or facilities as the property is currently served by police and fire

protection and public water exists for the site. The proposed accessory structure will not change the need
for public service or facilities beyond that of the existing single-family use.

6. Will not adversely affect the health, safety and welfare of the public.

The proposed detached accessory structure will not adversely affect the health, safety and welfare of the
public. As proposed, the structure will be consistent with the required setbacks of the SF1A zoning district
and meets the requirements for an accessory structure as outlined in CCMC 18.05.055. Prior to beginning
construction, the applicant will be required to obtain a building permit for the 3,456 square foot accessory
structure.
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SPECIAL USE PERMIT (CCMC 18.02.0452) mex (V- 10U -0IS6

l SUBMITTAL. PACKET -~ Email completed packet to
: lanning@carsoncity.goy or submit one unbound original and a CD or
USB drive with complete application in PDF:

P B smb O 4 Application Form
B fa < 2 ‘/Jetailed Written Project Description
—tas L ' Site Plan
H A ¥ Building Elevation Drawings and Floor Plans
? pecial Use Permit Findings
Engineering Project Impact Reports

FEE: $2450 (Major) / $2200 (Minor), plus Noticing Fees

108 E. Proctor Street, Carson City, NV 89701 *Fees and 12 unbound copies of the complete packet due after application is
Phone: (775) 887-2180 deemed complete by staff

Email: plannmg@carsonutY'gOV Note: Submittals must be of sufficient clarity and defail for ail

departments to adequately review the vequest. Additional
information may be requircd.

PROJECT INFORMATION

PROJECT'S ASSESSOR PARCEL NUMBER(S}):

008~ pH8 -~ 02

STREET ADDRESS:

79 £ LBooarh Do  Cpegor C/Z/Vz N

Please provide a brief description of your proposed project and/or proposed use below. Provide additional pages to describe your request in more
detail.

N w Ll j%aurfwe// _3‘/5'3‘8 of 99 @pa-w/
cpﬂ- C.i:/.zﬁvt C”“/ M 9 Sow ﬂfzuzlwu

/5 / Q@? ) Vi e 71’4’/ /,ﬂ,e/,/wy \?//4,@&44’

RECEMED

QCp 1~ 909

VT ¥ \J LULY

CARSON CITY
FPLARNING DIVISION
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MAII ING ADDRESS, ((IIY STATE, ZlP

SETHE Ay f?f Mindea MY  FI27

=

| MAILING ADDRESS, CITY, STATE, ZIP

dg & Bopnnzm [JeNE

EMAL

ey Zolly Cocp Lond Al |

MAILING ADDRESS, CITY, sTATS ?, ZIP

KIS Hey 28 plsder MY Jox23

EMAIL ADDRES

PROPERTY OWNER’S AFFIDAVIT (Use additional page(s) if necessary for additional owners.)

K /e : .
I, //Qw'ia/‘z A , being duly deposed, do hereby affirm that I am the record owner of the subject property, and
that T have knowledge of, and I agree to, the filing of this application.

G Sl ~2¢

iz 0 £ Bopanen Le. Vs mi

[4 o < 3 ate
Slgy}e W_) Address &’/ﬁggfﬂ ﬁ/‘f?f /{/ﬁ_//gcz,o(ﬂ Date

ACKNOWLEDGMENT OF APPLICANT

L certify that the forgoing statements are true and correct to the best of my knowledge and belief. I agree to fully comply with all
conditions as established by the Planning Commission. I 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 I understand that this permit may be revoked for violation of
any of the conditions of approval. I further understand that approval of this application does not exempt me from all City code
requirernents,

)ﬁ-//%‘ Llnsl Mpeape 7//¢, 202¢

Applicant’s Signature Print Name Dat€
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FINDINGS:

1. Is in substantial compliance and in furtherance of the objectives and policies of
the Carson City master plan as set forth in this chapter.

The subject property is in the Low Density Residential (“LDR”) master plan designation. The
primary use of the LDR master plan designation is large lot residential development with
densities of at least one acre per dwelling unit. A detached accessory structure is anciliary to
the existing primary single-family residence. The use is consistent with the Master Plan.

2. lIs compatible with and preserves the character and integrity of adjacent properties
and neighborhoods, or includes improvements or modiflcations onsite or within
the public right-of-way which mitigate adverse construction impacts including,
without limitation, noise, vibrations, fumes, odors, dust or glare.

The proposed detached accessory structure is compatible with adjacent properties and
neighborhoods. The proposed project will complement the single-family use of the site and will
not generate adverse construction impacts including noise, vibrations, fumes, odors, dust or
glare.

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

The proposed detached accessory structure will not result in an increase in vehicular or
pedestrian traffic beyond that which is already established for the existing single-family
residential use and will therefore have no detrimental effect on vehicular or pedestrian traffic.

4. Will not result in a detrimental impact to the use, peaceful enjoyment, economic
value or development of adjacent properties or the neighborhood in general.

The proposed detached accessory structure will not be detrimental to the use, peaceful
enjoyment, economic value, or development of surrounding properties or general neighborhood.
As proposed, the existing and proposed detached accessory structures will be consistent with
the required setbacks and meets the requirements for an accessory structure as outlined in
CCMC 18.05.055.

5. Will not overburden existing public services or facilities including, without
limitation, schools, police or fire protection, water service, sewer service, public
roads, storm drainage or other public improvements.
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The proposed detached accessory structure will not have an impact on public services or
facilities as the property is currently served by police and fire. The proposed accessory
structure will not change the need for public service or facilities beyond that of the existing
single-family use.

6. Will not adversely affect the health, safety and weifare of the public.

The proposed detached accessory structure will not adversely affect the health, safety and
welfare of the public.
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Report To:
Staff Contact:

Agenda Title:

Agenda Action:

Agenda Item No: 7.A

STAFF REPORT

Planning Commission Meeting Date: October 28, 2026
Hope Sullivan, Community and Economic Development Director

Staff Reports (non-action items)
e Director's report to the Commission. (Hope Sullivan)
e Future agenda items.
e Commissioner reports/comments.

Other / Presentation Time Requested: N/A

Proposed Motion
N/A

Board's Strategic Goal

Efficient Government

Previous Action

Background/Issues & Analysis

Applicable Statute, Code, Policy, Rule or Regulation

N/A

Financial Information
Is there a fiscal impact? No

If yes, account name/number:

Is it currently budgeted? No

Explanation of Fiscal Impact:

Alternatives

Motion:

1) Aye/Nay

2)

(Vote Recorded By)
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