City of Carson City
Agenda Report

Date Submitted: January 11, 2011 Agenda Date Requested: January 20, 2011
Time Requested: 40 minutes

To:  Mayor and Board of Supervisors
From: Public Works - Planning Division

Subject Title: Action regarding an appeal of the Planning Commission’s approval of a Special
Use Permit to allow placement of photovoltaic arrays at Eagle Valley Middle School on property
zoned Public (P), located at 4151 E. Fifth St., APN 010-035-27. (SUP-10-090) (Lee Plemel)

Staff Summary: The Planning Commission approved a Special Use Permit for the installation
of ground mounted photovoltaic arrays on approximately 60,000 square feet of property on the
Eagle Valley Middle School campus. Decisions of the Planning Commission may be appealed to
the Board of Supervisors. The Board of Supervisors may uphold, modify or reverse the Planning
Commission’s decision.

Type of Action Requested:

() Resolution () Ordinance
( X) Formal Action/Motion () Other (Specify)
Does This Action Require A Business Impact Statement: ( )Yes (X)No

Planning Commission Action: Approved the Special Use Permit on December 15, 2010, by a
vote of 4 ayes and 2 nays.

Recommended Board Action: | move to uphold the Planning Commission’s decision to allow
placement of photovoltaic arrays at Eagle Valley Middle School on property zoned Public,
located at 4151 E. Fifth St., APN 010-035-27, based upon the findings for approval and with the
recommended conditions contained within the staff report to the Planning Commission.

Explanation for Recommended Board Action: See the attached staff memo and Planning
Commission staff report for more explanation on the proposed action.

Applicable Statute, Code, Policy, Rule or Regulation: CCMC 18.02.060 (Appeals), 18.02.080
(Special Use Permits)

Fiscal Impact: N/A
Explanation of Impact: N/A

Funding Source: N/A
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Alternatives:

1) If the Board of Supervisors finds that the Planning Commission erred in approving SUP-10-
090, reverse the Planning Commission’s decision and deny the Special Use Permit based upon
findings for denial; or modify the approval.

2) If additional information is submitted to the Board of Supervisors that the Board believes
warrants further review and consideration on the application by the Planning Commission, refer
the matter back to the Planning Commission.

Supporting Material:
1) Staff Memo to Board of Supervisors
2) Appellant’s letter of appeal and justification
3) Planning Commission Case Record
4) Planning Commission minutes for 12-1-10 and 12-15-10
5) Planning Commission packet

Prepared By: Janice Brod, Management Assistant V
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Carson City Planning Division
108 E. Proctor Street
Carson City, Nevada 89701
(775) 887-2180

www.carson.org
www.carson.org/planning

MEMORANDUM

TO: Mayor and Board of Supervisors
FROM: Planning Division
DATE: January 07, 2011

SUBJECT: MISC-10-118 (SUP-10-090) — Appeal of the Planning Commission’s decision to
allow the placement of a photovoltaic array located at the Eagle Valley Middle
School campus.

BACKGROUND:

On December 01, 2010, the Planning Commission conducted a public hearing regarding a
Special Use Permit application from the Carson City School District. The application was
reviewed and continued by the Planning Commission to the December 15, 2010 Planning
Commission meeting. The continuance was granted in order allow additional time for the School
District to evaluate alternative locations on the Eagle Valley Middle School campus for the
proposed photovoltaic array. At the December 01, 2010 meeting, public testimony was also
solicited by the Planning Commission and there were several comments related to the proposed
project, identifying concerns and opposition from property owners in the immediate area.

At the Planning Commission meeting on December 15, 2010, the School District presented an
overview of the site selection process, specifically focusing on the four options noted on the plan
submitted on page four of this memorandum. The overview included an update to the Planning
Commission of the results of the School Board meeting on December 14, 2010 related to the
proposed project. The School District also provided the proposed sites (options A,B,C and D)
and their rankings at the Planning Commission meeting (see attached handout).

On December 15, 2010, the Planning Commission approved the proposed project for Option A
or Option C as a secondary option by a vote of 4-2. Option B and Option D were eliminated as
potential sites. The dissenting votes noted that they could vote for Option C but not Option A.

On December 27, 2010, the appellants submitted an appeal request as a result of the Planning
Commission’s approval of SUP-10-090, a Special Use Permit application for the placement of a
ground mounted photovoltaic array (solar panels) on approximately 60,000 square feet of
property located on the Eagle Valley Middle School campus. The appellants object to the
approval of Option A as a potential site for the arrays but do not object to Option C.
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The basis for appeal is pursuant to the submittal requirements of CCMC 18.02.120 (Appeals).

The appellant’s letter of appeal is attached; the following are staff responses to the appellant’s
basis for appeal.

1. The appellants claim the proposed Option A will not be in keeping with specifically
Special Use Permit finding #2 and finding #7.

The Special Use Permit findings identified by the appellants and the staff responses are noted
below:

2. The proposed use will not be detrimental to the use, peaceful enjoyment,
economic value, or development of surrounding properties or the general
neighborhood; and will cause no noise, vibrations, fumes, odors, dust, glare or
physical activity.

Staff response:

During construction dust must be controlled and staff has recommended a condition of approval
to this effect. Once complete, the proposed use should not create any objectionable noise,
vibrations, odors, dust, glare or physical activity any more than the current use of the property
does. As noted by the applicant the proposed solar panels are equipped with non-glare
technology. Staff has included a condition of approval related to the manufacturers
recommended dust control measures. The applicant has acknowledged that the inverter
accompanying the photovoltaic array does make a distinct noise and the placement of the
inverter will be positioned away form the adjacent residential properties, specifically related to
Option A.

The plan submitted has been modified to include a minimum 30 foot setback from the eastern
property line as recommended by staff.

It is not anticipated that the PV array will be detrimental to the use, peaceful enjoyment,
economic value, or development of surrounding properties or the general neighborhood. The
applicant has noted that the height of the photovoltaic array for Option A could be lowered,
grading and screening measures could also be incorporated into the project to assist in the
mitigation efforts for the residents to the east.

7. The project will not result in material damage or prejudice to other property in the
vicinity.

Staff response:
At this time there is no change proposed for the use of the subject site. The site will continue to
be used as a secondary educational facility. Staff has recommended an additional setback from
the eastern property line to mitigate any perceived impacts to the property owners to the
immediate east.

Should the PV array cease to operate for a period of one year, or falls into a state of disrepair, it
shall be considered abandoned and removed at the Carson City School District's expense.

2. The appellant claims the Planning Division did not take into account the potential impact
on surrounding properties nor was appropriate due diligence performed to determine the
economic damage to the affected residents caused by obstruction of their view
amenities.
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Staff response: The area on the subject site is sage brush and native vegetation. The Planning

Division has addressed the finding as noted in the staff report. Obstructed view corridors are not

required to be addressed as part of the Special Use Permit process. As noted at the Planning

Commission meeting, there is no location on site in which the proposed photovoltaic array will

not be visible from view. Option C will have impacts to views from other properties surrounding
the school.

The appellants includes an appraisal of their house that shows that the mountain views from the
house increase their property value, and the appellants claim that their mountain views will be
impeded. The mountain views from their property are primarily to the south and east, and, while
the solar panels will certainly be visible, staff does not believe that their location on site A will
block any mountain views from the appellants' property. The School District's property is zoned
Public, which indicates to surrounding property owners that there is a wide variety of public
buildings and uses that may be constructed on the property adjacent to their houses. The
surrounding property owners do not have any inherent rights for areas on others' property that
are currently vacant to remain so indefinitely.

The school district provided testimony at the Planning Commission meeting regarding the four
potential sites for the photovoltaic array indicating that alternative locations (Options A,B,C and
D) and a ranking of the options.

e Option A- Primary preference of the School District, which does not impact the future
expansion of the school.

e Option B- School Board expressed a preference “not” to put the photovoltaic array in the
middle of the property for the reason that the location in general would restrict the school
future use in that area. Rock and grading issues make this option expensive.

e Option C- School Board expressed a preference “not” to put the photovoltaic array in the
middle of the property for the reason that the location in general would restrict the school
future use in that area. The applicant also noted that development of this area will
require a large amount of fill to accommodate the proposed photovoltaic array.

e Option D- Planning Commission discounted this option due to the possibility of
vandalism.

STAFF RECOMMENDATION:

Per the Carson City Municipal Code Section 18.02.060(2), the Board of Supervisors may affirm,
modify or reverse the decision of the Planning Commission. Staff recommends that the Board of
Supervisors affirm the Planning Commission’s decision to approve SUP-10-090 to allow the
placement of a photovoltaic array (Option A and Option C) on the Eagle Valley Middle School
campus with the proposed revised plan and the original conditions of approval.

ALTERNATIVES
The Board of Supervisors may consider the following alternative actions in deciding the appeal
of the Planning Commission’s decision to modify the placement of the photovoltaic array for

Special Use Permit SUP-10-090:

1. Modify the Planning Commission’s decision and approve only Option “C” as the location
for the placement of the photovoltaic array on the Eagle Valley Middle School campus.

2. Approve the appeal and reverse the Planning Commission’s decision to approve the
placement of the photovoltaic array on the Eagle Valley Middle School campus.
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If additional information is submitted that requires further consideration in reviewing the
Special Use Permit, the Board may consider referring the Special Use Permit application
back to the Planning Commission with the appellant’s concurrence.
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‘ Diane & W. Dean Altus, Jr. - -
964 1 .zy’s Ranch Rd - Carson City - Nevada - 8970, ¢y75) 882-3311 |
daltus@sbeglobal.net ' DEC 2 7 2010
CARSON CITY
December 27, 2010 PLANNING DIVISION
. . e Misc-10- I8
Lee Plemel, AICP, Director, Carson City Planning Division APPEAL-

108 E. Proctor St., Carson City NV 89701 (775) 887-2180

REGARDING: SUP-10-090: Letter of Appeal
APPELLANT: Diane & Dean Altus, 964 Buzzy’s Ranch Rd, Carson City NV 89701, (775) 882-3311.

Dear Mr. Plemel:

We are appealing the Planning Commission’s decision of 12/15/2010 recommending “Option A” in the SE
corner of CCSD Eagle Valley Middle School property as the primary location for the proposed solar array.

We contend that the proposed project is not consistent with the “goals and policies of the Master Plan in
accordance with the seven findings required for approval of a Special Use Permit,” specifically findings 2 and
7. Our appeal is based on the belief that the Planning Division erred in its determination that locating the solar
array at the site labeled Option A would not be detrimental to the economic value of the surrounding properties
and would not result in material damage or prejudice to other property in the vicinity.

In our 12/2/10 letter to the Planning Division (attached), we identified the potential for economic detriment to
our home and those adjacent to the solar project if it is located at Option A. We believe that the potential
impact on surrounding properties was not given adequate consideration, nor was appropriate due diligence
performed to determine the economic damage to the affected residents caused by the obstruction of their view
amenities.

To illustrate that a potential economic impact exists, we have included a copy of the most recent property
appraisal of our home (APN 10-573-01) dated 12/22/2008. The line highlighted on pages 3 and 4 includes
adjustments based on the view amenity for each comparable property, with inferior views showing reductions
in value of $10,000 and $20,000. We believe this plainly demonstrates that any diminishment of our view
amenity will have a detrimental impact on the economic value of our home as well as others in the immediate
area.

The placement of the solar array at Option A is on an East to West incline, directly behind our home and will
dominate the visual corridor to the extent that our western view will be completely destroyed. This will have a
similar impact on the other homes immediately surrounding Option A. No amount of excavation or
landscaping would lessen the visual blight of this 2-acre project that would be placed in such intimate
proximity to neighboring homes.

To recap, we contend that the Planning Division was incorrect in its determination that Option A satisfies all
seven required findings for a special use permit, and would not be detrimental to adjacent residents. However,
the Planning Commission also approved “Option C” in their 12/15/10 decision as a viable location for the solar
array if Option A proved to be undesirable by the school district. We believe Option C does meet all of the
required findings for a special use permit and would not pose an economic detriment to any surrounding
properties.

Sincerely,

Atts (4): Planning Division’s Staff Report, pgs 9&10; Site Map dated 10/7/10, stamped received CC Planning Division on Dec 6, 2010; Copy of
our 12/2/10 letter to J. Prewitt, CC Planning Div; Copy of our 12/22/08 property appraisal - showing value assigned to the view of the property
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1. Transit development pattems are not applicable. However, this green energy project
may generate interest that may lead to visitors to see this technology. The existing
pedestrian access routes along the perimeter of the school are well suited to
accommodate this use.(11.2b).

2. Roadways exist throughout this area, and there is no reasonable ability to enhance
roadway connections and/or networks. On-site transportation systems are currently in
place and meet the needs of the site and the community. This photovoltaic array project
will not impact existing on-site traffic patterns. (11 .2c).

3. Single-family residences surround the Eagle Valley Middle project site. Existing
pathways consist of sidewalks and on-site walkways, which are intended to remain. The
United Pathways Master Plan is not applicable to this project (12.1a, c).

2 The proposed use will not be detrimental to the use, peaceful enjoyment,
economic value, or development of surrounding properties or the general
neighborhood; and will cause no noise, vibrations, fumes, odors, dust,
glare or physical activity.

During construction dust must be controlled and staff has recommended a condition of
approval to this effect. Once complete, the proposed use should not create any
objectionable noise, vibrations, odors, dust, glare or physical activity any more than the
current use of the property does. As noted by the applicant the proposed solar panels
are equipped with non-glare technology. Staff has included a condition of approval
related to the manufacturers recommended dust control measures.

The plan submitted will be revised to include a minimum 30 foot setback from the
eastern property line. The revised plan will be submitted to the Planning Division for
review prior to submittal for the required Building Permit.

It is not anticipated that the PV array will be detrimental to the use, peaceful enjoyment,
economic value, or development of surrounding properties or the general neighborhood.

3. The project will have little or no detrimental effect on vehicular or
pedestrian traffic.

The site is served by an adequate existing street network. Pedestrian movement would
not be affected.

4, The project will not overburden existing public services and facilities,
including schools, police and fire protection, water, sanitary sewer, public
roads, storm drainage and other public improvements.

The proposed project will have no impact on the existing public services and facilities,
including schools, police and fire protection, water, sanitary sewer, public roads, storm
drainage and other public improvements.

5. The project meets the definition and specific standards set forth elsewhere
in this Title 18 for such particular use and meets the purpose statement of that
district.
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Public uses, such as schools, are a primary purpose of the Public district — including
split-zoned parcels. A school (and its accessories) is a conditional use in the Public
zoning district. Upon approval of the Special Use Permit with the recommended
conditions of approval, the proposed PV project will be in conformance with the
requirements of the Carson City Municipal Code and related Development Standards.

6. The project will not be detrimental to the public health, safety, convenience
and weifare.

In addition to the issues addressed in this Special Use Permit, the proposed PV project
will require a building permit, related reviews and inspections and will therefore not be
detrimental to the public health, safety, convenience and welfare.

The applicant is proposing to enclose the PV array with security fencing material to be
determined at a later date.

1. The project will not result in material damage or prejudice to other property
in the vicinity.

At this time there is no change proposed for the use of the subject site. The site will
continue to be used as a Secondary Educational facility. Staff has recommended an
additional setback form the eastern property line to mitigate any perceived impacts to the
property owners’ to the immediate east.

Should the PV array cease to operate for a period of one year, or falls into a state of
disrepair, it shall be considered abandoned and removed at the Carson City School
District’s expense.

Respectfully submitted,

PUBLIC WORKS, PLANNING DIVISION

Jennifer Pruitt

Jennifer Pruitt, AICP, LEED AP
Principal Planner

Attachments:
Application (SUP-10-090)
Building Division comments
Engineering Division comments
Health Department
Fire Department

H:\PingDept\PC\PC\2010\Staff Reports\SUP-10-090 EVMS.doc
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[(12/8/2070) Jenrifer Pruift - RE. Solar array project al EVMS  SUP-70-000

From: Dean Altus <nv_altus@yahoo.com>

To: <jpruitt@carson.org>

Date: 12/2/2010 9:56 PM

Subject: RE: Solar array project at EVMS SUP-10-090

Dear Ms. Pruitt:

As residents who would be directly impacted by the EVMS solar array project, we
wish to go on record as adamantly opposed to the currently proposed location of
the array. We also wish to go on record as being in absolute disagreement with
conditions 2 & 7 of the SUP, specifically:

2. The proposed use will not be detrimental ... peaceful enjoyment, economic
value... of surrounding properties; and will cause no noise..."

If the project goes through as currently planned, there most certainly will be
degraded enjoyment of our home, compromise of our visual corridor, and
diminished value of our property.

While we are not anti-solar or anti-this project, we truly want the CCSD and
taxpayers to reap the huge energy savings this project promises to provide, we
are strongly object to the proposed location of the array. We suspect this site
was chosen primarily because it offers the least amount of preparation, time and
money, to receive the array by the deadline. Although offered with an amended
alternate design, no amount of excavation will be able to drop the array below
our line of sight, or that of our neighbors. It will be impossible NOT to see

it from our property every time we step outdoors as it will be placed on an
up-slope directly behind our back fence.

The peaceful enjoyment of our property will also be degraded by the sound of the
array conditioners. The Hamilton representative reported that they make a
humming-sound of ~65 db, which he said was like, "the volume of the average
conversation.” 65 db is also likened to the ambient noise of riding in an
automobile. While it is interesting to know the db level, it is the sound
"frequency” that is of real concern which has not been divuiged. We spend a lot
of time in our backyard during the peak summer months, which are also the
array's peak solar-collection months. Our family time enjoyment of the outdoors
will be curtailed because of the sight and sound of the array.

Also not divulged is the impact we residents stand to incur. We don't think it
unreasonable to ask that CCSD provides us; as the affected residents, with an
impact statement that explains how we will be affected visually and
economically. As a good neighbor, CCSD owes us that much. An appraisal of
economic impact from a property appraiser with experience in this area would be
appreciated.

7. "The project will not result in... prejudice to other property in the
vicinity."

Although not "schooled” in this govemment jargon (prejudice to other property),
if we are to infer that it means that others may make a judge against our
property based upon its proximity to this project, then condition #7 is false.
Because of the high-tech utility that may be erected in our backyard, our
property will be perceived as less-valuable, potential buyers will be prejudiced
against our home, which will affect our ability to sell and our asking price.
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[{(12/872070) Jennifer Pruitt - RE: Solar array project 5t EVMS SUP-10.050

Please add these objection comments to the SUP package.
Thank you --

Homeowners

Diane and Dean Altus
964 Buzzy's Ranch Road
Carson City NV 89701




Nancy W. Milligan Appraisal Services
913 N. Division Street, Carson City, NV 89703

Fie No. 22188-n

APPRAISAL OF

Single Family Residence

LOCATEDAT:

964 Buzzy's Ranch Road.
Carson City, NV 89701

FOR:
Greater Nevada Credit Union Mortgage

4070 Silver Sage Drive
Carson City, NV 89701

BORROWER:
Wilbur D. & Diane M. Altus, Jr.

AS OF:
December 22, 2008

BY:
Nancy W. Milligan

(775)883-7041(phone) _ (775) 863-7104(fax)




Uniform Residential Appraisal Report Fie No. 22188-n

The purpose of this summary appraisal report is 1o provide the lender/client with an accurate, and adequate pported, opinion of the market vatue of the subject prope
Propenty Address 964 Buzzy's Ranch Road city Carson City Stae NV Zip Code 89701
Borrower Wilbur D. & Diane M. Altus_Jr. Owner of Puble Record W. Dean Altus Jr. & Diane Benson __cowuy Carson City
Leqal Description Lot 40, Block G, Hidden Meadow, PUD
Am’sPucul 10-573-01 Tax Year 2008-2009 RE. Taxes § 2313.76:

a4 Neighborhood Name Hidden Meadow Map Reference Map Point Census Tract 510/00010.00
mmm- [ Ivacan pecial Assessmerts$ 0,00 IX]ruo_woas  0.00 mocth

Pudmehmsaum X | Refinance Transacion | Other (descrbe)
LmdethﬁnGmﬂaNmCtuﬂuim origage Addaress 4070 Silver eDnve.Carsoany,NV897o1
I the subject property currely offesed for sale or has i been offered kr sale in the weive months prior to the effective date of his aporaisal? | |Yes [XINo

Report data sowce(s) used, offesing price(s), and date(s). According to the MLS, the subiect has not been listed within the past 12 months.

' U Jee [X .mmmmmhmummp‘mmmmmummuuummmuuymmmmm
Not a purchase transaction.

{ Conteact Prce s WA Date of Contract N/A Is the property seller the owner of public record? | ves [ |No Data Sourcels) n/a
£ there any financial assistance (ban charges., sale concessions, gt or downpayment assistance, eic.) 1o be paid by any party on behall of the borower? | Jves [X]No
¥ Yes, report the total dollar amount and describe the items 1o be paid.  § 0 N/A

CONTRACH

Note: Race and the racial jon of the nei are not appraisal faclors.

Uban (X )Subaxban | JRurat Property Values i i AGE

over 75% {X[25-75% Under 25% "EM!D_'L_M X]inBaiance | _fOver Supoly | $(000) ) J2-4um %
Growth | ([Rapid | XjStadle Slow Time | Junder3 mhs 1X]3:6 mihs Overbmths | 975k tow O |{auiiFamiy %
Neighborhood Boundaries The @g_@bodnodbouwama!eﬂtddmmadwoﬂvemﬂleNMa 600k High 15 | Commescial %
lary sture to the South meCarsoanvertOMeEas!.,andCarsoanverRoadtomeWest 450k pred. 3 |Other %

Neighborhood Description mm--uh--mm‘-—u-uuaum.mﬂbm:*mdo—-unn. Engle Valley Widdie Schuel is locaied s e

rrendiste whiy Elamuatary b wilhin 122 mils Horth of the The plat wwe indicuias S Hiddon Mussow (s 8 PUD. Hownves, She comvma aons which s olves a pod opon spece is has baan dedicated b the
oity. m&mmnm-mm-nmmn“*ln-m

Market Conditions (inchuding support for the above conclsions) mmwmmwgmmkmmmwmuummm being

noted. Marketing times for homes in the ‘s market area from 0 o0 6 months ice is roasonable and the ime of year. R is noted that
homes in Northem Newada tend 1o seill more quickly in the Spring and Summer months than dohmeFllmWiuermm'u.
Dimensions 124.49 x 178.01 x 124.06 x 178.0  awea .51 acre Stspe Rectanguiar view Mis/Partial Ranch
ing Classiication SF21-P i iption Single family residence - 21 Ft minimum lot size
X ing (Grandiathered Use] No Zonk

5 the ighest and best use of the subject property as improver {or as propased per pians and speciicaions) the present use? [X]Yes | JNo I No. describe.

Utilities Public  Other Public _ Other (describe) Off-site mmgs-‘l’m Public _ Private
Elecirici X Water X Street Asphalt ]|
Gas X SandtarySewer ___{X _Mey None

FEMA ial Flood Hazard Area Yes [X{No  FEMA Fiood Zone C FEMA Map £ 320001 0085C FEMA Map Date 3/16/89
Are the utilities and off-site improvements typical for the market area? _ [X]Yes [ |No ¥ Mo, descrive.
muueawmmﬂemumhmsmmmmwmwmmmﬂ Dves [X]Mr if Yes, describe.

Concrete Slab (X
40l Stories 1 Full Basement
T X)oes A S-Det/End Unit] Basement Asea 0
X | Existi Under Const. | Basement Finish N/A
1-story Outside i
Year Buik 1999 Evidence of e
Effective Age (¥rs) 5 L] Setfiement X Joriveway _# of Cars 3
At Nooe X]ewa [ Jiwee [ Trationt] amenisies 1__| Orivewsy Sulace Concrele |
Stair Stairs Other Feel Gas Xficeplace(s) ¥ 1 {X]Fence X|Garage  #of Cars 3
Floor X | Saste X j Central Air ; PatioMeck Porch # of Cars
Finished Heated Individuot Othes Poot Other 11X {an et Bt in
i X X | Distwrasher  {X | De X IMicrowave Other
Finished area above grade contains: 7 Rooms 3 __Bedrooms 2.0 m 1,998 Square Feet of Gross Living Area Above Grade
Additional (eatwes {special energy efficient #emrs, eic.).  On-site i inciude a a covered pali io, 8 detached patio, a concrele
# front & rear ing, a 6'wood fencing. The subject’s hot tub is mdh.s is not included in_this analysis.

mumuummmmmummmm The subject residence features good quality traits and

isin condition. S | features include central air conditioning, a fi ce, oak cabinetry and tile countertops. The
subject's floor plan exhibits a functional room layout. No adverse influences were observed.

Are there any physical deficlencies oc adverse condiions that aflect the ivabiity, soundness. or siuchral integeity of the propety? | [ Yes [XNo I Yes, descrie,

Does the praperty generally conborrn 1 the neighborood (unciional ueity, stye. condiion, use, constnuckion, eic)7  [XJYes |_JNo ¥ No, describe,

Foeddie Mar: Fonw 70 March 2005 oy [T Farue Mae Fosm 1004 Warch 2006
Paga1el6 W04_5 062905




Uniform Residential Appraisal Report Fle No. 22188+

Thereate 17 _comparable properies cusrently ollered for sale in the subjert nalohborhood rsnging in grice om'$ 300,000 w$s 550,000
Vheroare 11 comparable sales in the subjed neighborhood within the past twelve months rsaging in sale price fom's 300,000 ws 550,000
FEATURE SUBIECT COMPARABLE SALE NO. 1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO.3
964 Buzzy's Ranch Road Carson River Road Parkhill Drive W rair Way
Address Carson Cily, NV 89701 | Carson City, NV 89701 Carson City, NV 89701 Carson City, NV 89701
bjed 0.61 miles SSW 0.34 miles N 1.34 miles N
SNIA $ 409,900 s 329,000 $ 387,000
$0.00 L [$17143 sqn $ 165.16sq8 $197.35 st
Property MLS/Assessor MLS/Assessor MLS/Assessor
M Dac # 383756 Doc # 384102 Doc # 377776
DESCRIPTION DESCRIPTION _ | ojsageses | DESCRETION | .SAgeamem | OESCRIPTION | viysauwmen |
Conventional Conventional Conventional Cash
DOM: 116 DOM: 339 DOM: 44 .
N/A 10/24/2008 11/06/2008 03/28/2008
Hidden Meadow | Hidden Meadow Riverview  }  Empire Ranch
Fee Simpie Fee Simple Fee Simple Fee Simple
51 acre 1 acre/Busy Rd} 43acre } Racre ) )
MisfParial Rench | Mts/Ranch __ } -30,000 | Mountains } +10,000 | Mountains } +20,000} «
1-story/Frame 1-story/Stucco 1-story/Frame 1-story
Good Good Good Good
10 years 1} -5,000} 13 years +1,500]9 years -500
Good New -5,000 | Good Good
Tatat Bas Tetal Bams Yol Battrs Total Bates
7{31 20 7181 25 250|8{5] 30 5000/ 613 20
1998 s | 2391  sqn -19,700 1,992 sg. 0 o] 1961 st )
None None None None
Average Average Average Average
FA/Central FA/None +3,000 | FA/Central FA/Central
Typical Typical Typical Typical
3 Car Garage 3 Car Garage 2 Car Gamage +10,000] 3 Car Garage
Porch/C-Patofl gPatio_| Courtyard/gPako +2,000 | Porcht gect/Gazebo Deck +2,000
Fireplace Fireplace None +3,000| Fireplace
|Avg LSiFence | No LS/No Fence 420,000 ] Avg LS/Fence Avg LS/Fence
O - [s ar200l X[, [J. s 19,500] [XJs [ J- [s 21,500
NetAd. 91 % NetAs 5.9% Neth§. 5.6 %
GussAd21.3 %13 372,700 GussAd__ 9.0%1$ 348,500 {GossAd 5.8 %]$ 408,500

N (X {__J dit ot research the sale or transier History of the subject property and comparable sales. i aat, explain

mm _Ja&d cilmuwd prio sales of transfers of the subject property for the three years prior 0 the efiective date of this appraisal
sourcefs) Assessof, MLS )
_IEIB prox sales o wranslers of the comparable sales for the year prior o the date of sale ol the comparable sale.
Data source(s) Assessor, MLS
Repoit the results of the research and anabysts of the prior sale or wansier history of the subject property and comparatie ales {eeport addonal prior saies on page 3).
ITEM SUBJECT COMPARABLE SALE NO. 1 COMPARABLE SALE NO. 2 COMPARABLE SALE NO. 3
Date of Prior Sale/Transler N/A N/A N/A N/A
Price of Prior Sale/Transfer $0 0 0 : 0
Efiective Date of Data Sourcefs) | 01/01/2009 01/01/2009 01/01/2009 01/01/2009
Analysis of prior sale or waasler tiskory of he subject property and compaable sales A three year sales search revealed that the subiect has not sold within
the past 3 years. A 1-year sales search revealed that the comparable sales have not sold within 1 year prior to their most recent saie
dates.

Summary of Sales Comparison Approach.  See Attached Addendum.

indicated Value by Sales Comparison Approach $ 375,000

Indicated Valueby: Sales Comparison Approach $ 375,000 Cost Approach (if developed) s 393,400 Income Approach (i developed) s N/A |

Tllsap;msdcsmade .'asts Dsmmmm”mmmmmmuawmmummmw
Dwummmmeummwmummummmwa Dsqedmhummgmled

memmmmmmummmmnmum

ORI

Basedonacmnpietevnsulmspec(moithemmnoruﬂenenoramasofthesnbjeapmpeﬂy defined scope of work. of i ang limi
conditions. and appraisers certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this reportis § 375,000
asof 12/22/2008 . which is the date of inspection and the effective date of this appraisal.
Fredide Mac Form 20 Mkarck 2005 Pyoduoed using ACT seluase. 800 734 5177 wia aceh com Faswie Mac Form 1004 M&
Page 2006 00405

Nancy W. Milligan Appraisal Service



Uniform Residential Appraisal Report FleNo. 22188-n
FEATURE | sumsect | COMPARABLE SALE NO_ 4 COMPARABLE SALE NO. § COMPARABLE SALE NO.6
964 Buzzy‘sRmd\RoadWsRanchRoad
Address Carson City, NV 89701 ] Carson City, NV 89701
Proximity to Sublec 0.11 miles N
Sale Price S NIA L $ 399,000 b} : s
Sale PricelGaoes Lv. a1 $ 0.00 sait |$ 21556 sg b $0.00 sk $ sai
Data Sourcef .| Property Active Listing
Veriicalion Sourcels) | Inspection MLS # 80016647
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +1'S Adusiment DESCRIPTION 'S Adwament OESCRIPTION 1) S Asusmen |
Sale or Financing Conventional - - | Curent Listing
Date of Sale/Tine N/A - Listed 10/19/2008
Location Hidden Meadow | Hidden Meadow
LeaseholdFee Sia Fee Simple Fee Simple
Sie .51 acre 34 acre }
i Mis/Parial Ranch __ | Mountains ) +10,000
Design {Style) 1-stoty/Frame 1-story/Stucco -9,300
Quality of Construction | Good Good
Achsal Age 10 years 12 years
Condition Good Good 4
Above Grade | You | [ ol Bt Total lEI Bashs m,&i Baks
Room Count 713 20 713 2.0
Gross Living Avea 50 1,998  sgh 1,851 sq +7,400 gk [ ¥
Basement & Finished
Rooms Below Grade None None
Funcionat L Average Average
eating/Cooing FA/Central FA/Central
engy Eficient kems | Typical Typical
arageiCaipo 3 Car Garage 3 Car Garage
PorcivPatio/Deck Porch/L gC-Patio
Fireplace: Fw
200" Workshop -4,000
i Landscaping: Avg LSFence Avg LS/Fence
B et Adusiment (To = : « [ s 4100) . T Ts ol 0. [J- Is 0
S} Adusted Sale Price NetAd.  1.0% NeaAf. 0.0 % NetAg. 0.0 %
4 of Comperabiles GussAdi  7.7%]|$ 403,100 | Gossad $00 %{s0 GossAg 0.0 %|s0
2 ITEM SUBIECT COMPARABLESMENO.4 |  COMPARABLESALENO.S | COMPARABLESALENO.G |
5] Dote of Prior SaleTranster NA N/A
3 Price of Prio SalefTransfer $0 Q
Data Source(s) Assessor Assessor
Elfective Date of Data Sourcefs] 01/01/2009 01/01/2009

AL

B Summary of Sales Comparison Approach  Comp 4 i a current listing of a home in Hidden Meadow. This home was listed on 10/19/09 for__|

j399,000 and there have been no reductions in the asking price.

Freddie bac Fesm 70 Match 2005

AC) subunre.

Fancie Mae Fom 1004 March 2005
W004_08.082908
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DEPARTMENT OF OPERATION SERVICES

JAN 1 2 201
P. O.Box 603
Richmond and Telegraph Street CARSON CITY
Carson City, Nevada 89702 PLANNING DIVISION
January 10, 2011 775.283.2175 Telephone

775.283.2191 Fax

To: Carson City Board of Supervisors
From: Mark Korinek, Manager of Operation Services, Carson City Schools
Date: January 10, 2011
Re : Reply to appeal filed 12/27/10 by Diane and Dean Altus of 964

Buzzy's Ranch Road in the matter of Special Use Permit #10-090 for
installation of a ground mount Solar Photovoltaic Array at Eagle
Valley Middle School location “A".

The solar array in question would be located on Carson City School District
property within a fenced 1-1/3 acre areq, at the Southeast corner of the Eagle
Valley Middle school property. On December 1, 2010, the school district asked
the Planning Commission for a 2 week continuance fo meet with neighbors at
EVMS to address concerns and listen to their alternatives. We did this on 12/3/10
when CCSD staff met with the appellant and others to discuss alternatives. After
considerable discussion, studies and matrix information presented to the
Commission on 4 possible locations, Option “A” sfill rose to the top as the top
choice over the 3 other locations presented. The Planning Commission
approved 2 out the 4 choices as PV Array sites permitting the School District to
choose which site to develop based on additional data analysis and soil testing
to be performed. The school district appreciates the Commission’s openness
and innovation in granting the 2 sites and we don't believe they or the planning
staff erred in any way in this decision. CCSD fully complied with the Special Use
Process and there is no evidence that the placement of solar panels will
negatively impact the existing property values of properties in the area. It should
be expected that the school district would some day develop their land and this
is factored into the value of the land.

Recently acquired data, soil testing, and consultation with the project team,
district staff and management has confirmed that Option “C" is @ viable

alternative location. However; with a recently approved Bond measure and
ongoing Master planning for the school district, the School Board of Trustees



would prefer to keep the property between Carson River Road, 5th Street and
the school open for future development. With traffic circulation issues and new
construction commencing this summer, expansion options must be kept
available and the development of Option “A'" is believed to be the best use of
this area af this time.

Carson City School District prides it self on being on the “cutting edge” of
technology, be it in the classroom or in matters concerning energy efficiency.
With the likelihood of a 10% budget cut in the near future, gained efficiency and
cost recovery in utility expenditures helps put dollars back into the classroom
and provide an education component in renewable energy as well.

We appreciate the input from the appeliant, other neighbors, Planning
commission, staff and the City Supervisors.

Thank you for your consideration.

Respectfully 5ubmit}¢”d,

/ -
Mor! Korinek

Cc - Planning Director
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Carson City Planning Division
108 E. Proctor St.
Carson City, Nevada 89701
(775) 887-2180

Planning@carson.org
www.carson.org

PLANNING COMMISSION
DECEMBER 15, 2010

NOTICE OF DECISION

A Special Use Permit application, SUP-10-090, was received from the Carson City
School District (property owner: Carson City School District) to allow placement of
photovoltaic arrays at Eagle Valley Middle School on property zoned Public (P), located
at 4151 E. Fifth St.,, APN 010-035-27, pursuant to the requirements of the Carson City
Municipal Code.

The Planning Commission conducted a public hearing on December 15, 2010, in
conformance with City and State legal requirements, and approved SUP-10-090 to
allow placement of photovoltaic arrays at Eagle Valley Middle School specifically on
locations “A” or “C” as shown on the revised site plan submitted by the applicant, on
property zoned Public, based on the findings contained in the staff report and subject to
the following conditions of approval:

CONDITIONS OF APPROVAL.:

The following shall be completed prior to commencement of the use:

1. The applicant must sign and return the Notice of Decision / conditions of approval
within 10 days of receipt of notification. If the Notice of Decision is not signed and
returned within 10 days, the item will be rescheduled for the next Planning
Commission meeting for further consideration.

2. The applicant shall meet all the conditions of approval and commence the use
(obtain and maintain a valid building permit) for which this permit is granted
within twelve months of the date of final approval. A single, one-year extension
of time may be granted if requested in writing to the Planning and Community
Development Division thirty 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.



SUP-10-090

Notice of Decision
December 15, 2010
Page 2

Conditions required to be incorporated into the proposed development plan.

3. All development shall be substantially in accordance with the development plans
approved with this application, except as otherwise modified by the conditions of
approval herein.

4, All improvements shall conform to City standards and requirements.

The following shall be submitted or included as part of a building permit

application:

5. The applicant shall obtain a building permit from the Carson City Building and
Safety Division for the proposed construction.

6. The applicant shall submit a copy of the Notice of Decision / conditions of
approval, signed by the applicant and owner.

7. Dust control measures must be employed during the construction period and also
incorporated into the manufacturer recommended maintenance program.

8. The plan submitted will be revised to include a minimum 30 foot setback from the
eastern property line. The revised plan will be submitted to the Planning Division
for review prior to submittal for the required Building Permit.

9. Should the PV array cease to operate for a period of one year, or falls into a state

of disrepair, it shall be considered abandoned and removed at the Carson City
School District's expense.

This decision was made on a vote of 4 ayes 2 nays.

rd

Lee Plémel, AICP
Planning Division Director

LP:jmb

Mailed by: By:




SUP-10-090

Notice of Decision
December 15, 2010
Page 3

PLEASE SIGN AND RETURN THIS NOTICE OF DECISION WITHIN
TEN DAYS OF RECEIPT

This is to acknowledge that | have read and will comply with the Conditions of Approval as
approved by the Carson City Planning Commission.

OWNER/APPLICANT SIGNATURE DATE

PLEASE PRINT YOUR NAME HERE

RETURN TO:

Carson City Planning Division
108 E. Proctor St., Carson City, NV 89701

Enclosures: 1. Planning Commission Notice of Decision (2 copies)-Please sign and return
only one. The second one is for your records.

2. Self-addressed stamped envelope



CARSON CITY PLANNING COMMISSION
CASE RECORD

MEETING DATE: December 1, 2010 AGENDA ITEM NO.: H-2

APPLICANT(s) NAME: Carson City School District FILE NO. SUP-10-090*
PROPERTY OWNER(s): Carson City School District

ASSESSOR PARCEL NO(s): 010-035-27
ADDRESS: 4151 E. Fifth St.

APPLICANT'S REQUEST: Action to consider a Special Use Permit request to allow placement of
photovoltaic arrays at Eagle Valley Middle School on property zoned Public (P).

COMMISSIONERS PRESENT: [X] KIMBROUGH [X] MULLET [] VACANT

[X] DHAMI [X] SHIRK [X] VANCE [X] WENDELL
STAFF REPORT PRESENTED BY: Jennifer Pruitt [X] REPORT ATTACHED
STAFF RECOMMENDATION: [X] CONDITIONAL APPROVAL

APPLICANT REPRESENTED BY: Mark Korinek; Chad Dickenson, Hamilton Solar

X_APPLICANT/AGENT WAS
PRESENT AND SPOKE

APPLICANT/AGENT INDICATED THAT HE HAS READ THE STAFF REPORT, AGREES AND
UNDERSTANDS THE FINDINGS, RECOMMENDATIONS, AND CONDITIONS, AND AGREES TO
CONFORM TO THE REQUIREMENTS THEREOF.

PERSONS SPOKE IN FAVOR OF THE PROPOSAL X __ PERSONS SPOKE IN OPPOSITION OF THE PROPOSAL

DISCUSSION, NOTES, COMMENTS FOR THE RECORD:

Mark Korinek: Presented modified solar panel field area. 40-foot east side setback.

Chad Dixon.: Roof not an option due to age. Locating panels at west end of property could significantly
increase installation costs for wiring. This is the best location for costs. 8’ height and 30 degree pitch.

Malkiat Dhami: Flexible, moveable panels are not recommended. A fixed mount is less maintenance.

Bob Walters: Adjacent to property. Concerned with view from property. Consider putting solar grid
elsewhere on property, eg. Carson River Road, away from residences, or on the roof. Unacceptable to me.
On the roof of covered parking is more effective. A scar for Mexican Ditch.

Joe Childs: (Buzzy’'s Ranch Road residence). Visual and noise (“humming” noise). These are major
factories in residential neighborhoods. School has been a good neighbor. Hamilton was encouraged to meet
with neighbors. Do not allow these projects.

Chad Dixon: Panels may be terraced on hill. Site footprint will be smaller because they can use slope.
These are proposed at a 30-degree angle, 8 feet in overall height.

Bob Walters: People from the Mexican Ditch trail will see these panels. He would see this from his front yard.



Paul Eastwood: Comments regarding requirements for ARRA funding. Has problem with Hamilton Solar not
disclosing costs. Is this a hardship?

Deni French: Trying to put it at this location because of “time constraints” to get it done for rebates. Panels
should be constructed in U.S. School district should fix roofs. We are sending the wrong message. Should be
reconsidered into existing shade structure or another project. Lead material? Safety?

Diane Benson: Resident at southeast corner of the property. Panels should be placed elsewhere on the
property, such as a flat area where they will not be seen. Shorter run with electrical. We will see these.

APPEAL PROCESS MENTIONED AS PART OF THE RECORD
MOTION WAS MADE TO APPROVE

] WITH THE FINDINGS AND CONDITIONS AS ENUMERATED ON THE STAFF REPORT

] WITH THE FINDINGS AND CONDITIONS OF THE STAFF REPORT AS MODIFIED

] WITH THE FINDINGS AND CONDITIONS OF THE COMMISSION ENUMERATED ON THIS CASE
RECORD

MOVED: Wendell SECOND: Dhami PASSED: IAYE INO /ABSTAIN IABSENT

rescinded
Motion to continue to December 15, 2010 meeting
Wendell/Mullet 6-0



CARSON CITY PLANNING COMMISSION
Minutes of the December 1, 2010 Meeting
Page 1 DRAFT

A meeting of the Carson City Planning Commission was scheduled for 1:00 p.m. on Wednesday, December
1, 2010 in the Community Center Sierra Room, 851 East William Street, Carson City, Nevada.

PRESENT: Chairperson Mark Kimbrough
Vice Chairperson Craig Mullet
Commissioner James Shirk
Commissioner William Vance
Commissioner George Wendell

STAFF: Lee Plemel, Planning Division Director
Jennifer Pruitt, Principal Planner
Jeff Sharp, City Engineer
Joel Benton, Senior Deputy District Attorney
Kathleen King, Deputy Clerk / Recording Secretary

NOTE: A recording of these proceedings, the commission’s agenda materials, and any written
comments or documentation provided to the recording secretary during the meeting are part of the public
record. These materials are available for review, in the Clerk’s Office, during regular business hours.

A. CALL TO ORDER, DETERMINATION OF A QUORUM, AND PLEDGE OF
ALLEGIANCE (1:00:22) - Chairperson Kimbrough called the meeting to order at 1:00 p.m. Roll was
called; a quorum was present. Commissioner Wendell led the pledge of allegiance. Commissioner Dhami
arrived at 1:17 p.m.

B. COMMISSION ACTION ON APPROVAL OF MINUTES - October 27, 2010 (1:01:08) -
Commissioner Wendell moved to accept the minutes, as presented. The motion was seconded and carried
5-0.

C. MODIFICATION OF AGENDA (1:02:02) - Mr. Plemel advised that item H-4 had been
withdrawn by the applicant by a letter received prior to the meeting. Copies of said letter were distributed
to the commissioners and staff prior to the start of the meeting. (4:26:42) At Mr. Plemel’s suggestion,
Chairperson Kimbrough modified the agenda to address items H-6(A) and (B) together.

*‘ D.  PUBLIC COMMENTS (1:03:10) - Chairperson Kimbrough entertained public comment. (1:05:50)
Bob Walters, a resident of Buzzy’s Ranch Road, expressed concern over the solar panel project proposed
for Eagle Valley Middle School. He circulated photographs among the commissioners and staff, and
narrated the same. He expressed concern over installing the photovoltaic “grid in the yard across the street
from me.” He noted “the proposed grid ... is 60,000 feet.” He advised of having called the Planning
Division to mquire as to the size of a billboard. He acknowledged the necessity of billboards in
consideration of commerce, but described them as “a blemish.” He advised that billboard dimensions are
10 feet by 40 feet, or 400 square feet, and compared the dimensions to 60,000 feet “of solar grid coming
down that hill.” He further advised of having “computed it and it comes up to 150 billboards.” He
requested the commission to acknowledge the number of acres available at Eagle Valley Middle School,
and to consider installing the photovoltaic grid “away from the residences.” He suggested Carson River
Road “or away from the residences” or “on the roof” as alternative locations. He expressed the opinion
that “it’s not clear enough ... to give the approval for Eagle Valley at this time.” In response to a question,




CARSON CITY PLANNING COMMISSION
Minutes of the December 1, 2010 Meeting
Page 2 DRAFT

Mr. Plemel clarified the purpose of the subject item. He advised that public comment would be entertained
during each agendized item, at which time the commission would be permitted to enter into discussion.

(1:12:46) Joe Childs advised of having taken a day off from work to attend the November 17" meeting; that
he is aresident of Buzzy’s Ranch Road, and that the proposed site “will not be in [his] view.” He expressed
concern over the extent of the proposed project in consideration of “the visual aspect” for the homeowners.
He discussed the noise associated with converting solar energy, and expressed concern for the adjacent
residents. He acknowledged that homes were constructed around Eagle Valley Middle School, but stated,
“We didn’t build our homes around factories.” He commended Eagle Valley Middle School as “a good
neighbor,” but expressed concern over the impact of the proposed project on the surrounding homeowners.
He requested the commissioners to carefully consider the special use permits. He advised that Hamilton
Solar was urged to meet with the property owners following a neighborhood meeting held at Eagle Valley
Middle School. In reference to Mr. Walters” comments, Mr. Childs noted that the proposed photovoltaic
panels equate to “a lot of billboards. And then we’ve also got noise.” Mr. Childs strongly urged the
commission to consider denying the special use permits “for these projects as they stand until we get more
information.” Chairperson Kimbrough entertained additional public comment; however, none was
forthcoming.

E. STAFF PUBLIC SERVICE ANNOUNCEMENTS (1:16:04) - Mr. Plemel apologized to the
citizens and the commissioners, and explained the posting error associated with the November 17™ Notice
of Meeting. He advised that Commissioner Heath had submitted written resignation following a move from
Carson City. He further advised that applications are being accepted in the City Manager’s office through
December 29, 2010. [Commissioner Dhami arrived at 1:17 p.m.]

F. DISCLOSURES (1:17:43) - None.
G.  CONSENT AGENDA (1:17:55) - None.

H. PUBLIC HEARING MATTERS:

H-1. SUP-10-089 ACTION TO CONSIDER A SPECIAL USE PERMIT APPLICATION
FROM THE CARSON CITY SCHOOL DISTRICT (PROPERTY OWNER: CARSON CITY
SCHOOL DISTRICT) TO ALLOW PLACEMENT OF PHOTOVOLTAIC ARRAYS AT
SEELIGER ELEMENTARY SCHOOL, ON PROPERTY ZONED PUBLIC (P), LOCATED AT
2800 SOUTH SALIMAN ROAD, APN 009-436-08 (1:19:12) - Chairperson Kimbrough introduced this
item, and Ms. Pruitt proposed a method by which to conduct the presentation. Ms. Pruitt oriented the
commissioners to the subject property, using a displayed aerial photograph, and reviewed the proposal as
outlined in the agenda materials. She reviewed the agenda materials, as well as late materials distributed
prior to the start of the meeting. She reviewed the public noticing process, as outlined in the agenda
materials, and the resulting responses. She noted the written comments received from the City’s Building
and Engineering Divisions and the Fire and Health and Human Services Departments, also included in the
agenda materials. She advised of a meeting with the Seeliger Elementary School neighbors, conducted by
School District representatives, on November 10". She narrated pertinent photographs, which were
displayed in the meeting room. She noted staff’s recommendation of approval.

Mr. Benton advised that his portion of the presentation would be applicable to the three special use permits
which are the subject of items H-1, H-2, and H-3. He further advised that the commission has the authority

1
|
i
H
I
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Chairperson Kimbrough entertained a motion and, in response to a question, provided direction withregard
to the same. Commissioner Vance moved to approve SUP-10-089, a special use permit application
from the Carson City School District, to allow ground-mounted solar panels, on property zoned
Public, located at 2800 Saliman Road, APN 009-436-08, based on seven findings and subject to the
recommended conditions of approval contained in the staff report, including a condition of a 41-foot
setback on the west side of the project and a 90-foot setback on the north side of the project.
Commissioner Wendell seconded the motion. Motion carried 6-0. Chairperson Kimbrough thanked
the citizens for their attendance and participation. Mr. Plemel reviewed the appeal procedures.

H-2. SUP-10-090 ACTION TO CONSIDER A SPECIAL USE PERMIT APPLICATION
FROM THE CARSON CITY SCHOOL DISTRICT (PROPERTY OWNER: CARSON CITY
SCHOOL DISTRICT) TO ALLOW PLACEMENT OF PHOTOVOLTAIC ARRAYS AT EAGLE
VALLEY MIDDLE SCHOOL, ON PROPERTY ZONED PUBLIC (P), LOCATED AT 4151 EAST
FIFTH STREET, APN 010-035-27 (3:03:47) - Chairperson Kimbrough introduced this item, and Ms.
Pruitt reviewed the agenda materials in conjunction with displayed slides. Ms. Pruitt noted staff’s
recommendation of approval, and advised that any future lighting would be subject to the requirements of
the Carson City Municipal Code relative to dark skies.

(3:08:13) Mr. Korinek acknowledged agreement with the conditions of approval, and reviewed the
proposed design. Mr. Dickason provided additional clarification regarding the design. Mr. Korinek
described future revisions to the adjacent parking area. In response to a question, Mr. Dickason advised

that “every site has an optimal location. ... It just means that if it were next to a road, ... there would have
to be a little bit more maintenance, a little more cleaning ...” He responded to additional questions
regarding the south-southeast slope, the height of the solar panels, fixed versus “tracker” solar panels,
maintenance, and solar panel and associated infrastructure color. Mr. Turley responded to questions
regarding other sites considered and the proposed site. Mr. Dickason provided additional clarification.

Chairperson Kimbrough entertained public comment. (3:24:15) In reference to earlier comments, Bob
Walters advised that the solar panel array will be adjacent to his front yard. He pointed out the Mexican
Ditch Trail on a displayed aerial photograph, and expressed the opinion that the solar panel array will
represent “an incredible scar on the side of a hill for these people to look at.”

(3:26:12) Paul Eastwood expressed opposition to Hamilton Solar refusing to disclose “the price of
manufactured goods to [the commission].” He referenced a requirement of the American Recovery and
Reinvestment Act for “the use of American iron, steel, and manufactured goods ...” He expressed the belief
that Hamilton Solar should be required to “disclose a project of this size.” He expressed a preference for
Hamilton Solar to supply the commission with “the quotes that they received from American companies
for the materials that they are using.” Chairperson Kimbrough advised that such matters were outside the
purview of the commission.

(3:28:21) Deni French advised of having attended the neighborhood meeting at which the proposed site was
discussed. He expressed the opinion that “time restraints are the only reason that they’re having to pick
that location.” He expressed a preference for the design to be reconfigured to “another structural, like a
roof situation, a set shade area ...” He expressed opposition to using any product not manufactured in the
United States. “The timing is a push; the pricing is a push.” He expressed concern with regard to the solar
panels containing lead.
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(3:32:08) Diane Bensen described the location of her residence as “directly at the southwest corner of that
property.” She pointed out a preferable location, using a displayed aerial photograph, and stated, “The
beauty of that site is no one would see it.”

Chairperson Kimbrough advised that the special use permit approval is relevant to the project and “any
setbacks ...” He noted the opportunity for the applicant to revisit some of the issues presented during public
comment. Mr. Korinek advised of being “very familiar with the site ...,” and expressed a willingness to
meet with Ms. Bensen and Mr. Walters. He further advised of having talked with Mr. Walters on several
occasions. He further advised that the proposed project is not American Recovery and Reinvestment Act
funded.

Chairperson Kimbrough entertained additional public comment and, when none was forthcoming,
additional comments, questions, or a motion of the commissioners. Commissioner Wendell moved to
approve SUP-10-090, a special use permit application from the Carson City School District to allow
ground-mounted solar panels, on property zoned Public, located at 4151 East Fifth Street, APN 010-
035-27, based on seven findings and subject to the recommended conditions of approval contained
in the staff report. Commissioner Dhami seconded the motion. Vice Chairperson Mullet expressed
the opinion that the location is subject to the commission’s approval. In response to a question, Mr. Plemel
advised that the setbacks had been modified. With regard to the public testimony relative to alternative
locations, he expressed concern over placing the solar array in the southwest corner of the property. He
recommended continuing the item if the location is to impact other neighbors than those who were already

provided notice. Discussion took place regarding condition of approval 8, and Chairperson Kimbrough
provided Mr. Plemel an opportunity to confer with legal counsel. Mr. Plemel advised that the
commission’s approval “should be for a certain location with certain setbacks.” He clarified there would
be some leeway within the certain setbacks, “but no closer than the setbacks that are established by this
approval.” In response to a question, Mr. Turley explained the financing mechanism for the project.

Mr. Plemel responded to additional questions of clarification regarding condition of approval 8. Mr.
Cacciopo explained the revisions to the plans relative to the setback. Mr. Plemel responded to questions
of clarification regarding the possibility of an alternative location, and discussion followed. Based on the
discussion, Chairperson Kimbrough requested Commissioner Wendell to rescind his motion.
Commissioner Wendell so rescinded his motion. Commissioner Dhami rescinded his second.
Chairperson Kimbrough entertained a motion to continue. Commissioner Wendell moved to continue
SUP-10-090 to the December 15" meeting of the Planning Commission. Vice Chairperson Mullet
seconded the motion. Motion carried 6-0. Chairperson Kimbrough recessed the meeting at 3:53 p.m.
and reconvened at 4:00 p.m.

H-3. SUP-10-091 ACTION TO CONSIDER A SPECIAL USE PERMIT APPLICATION
FROM THE CARSON CITY SCHOOL DISTRICT (PROPERTY OWNER: CARSON CITY
SCHOOL DISTRICT) TO ALLOW PLACEMENT OF PHOTOVOLTAIC ARRAYS AT CARSON
MIDDLE SCHOOL, ON PROPERTY ZONED PUBLIC (P), LOCATED AT 1140 WEST KING
STREET, APN 003-171-01 (4:01:02) - Chairperson Kimbrough introduced this item. Ms. Pruitt reviewed
the agenda materials in conjunction with displayed slides. (4:06:05) Mr. Korinek acknowledged agreement
with the conditions of approval. Mr. Dickason responded to questions regarding the bollards included in
the project design. Commissioner Shirk commended the applicant’s representatives on their willingness
to work with the neighbors and the citizens on their attendance and participation. In response to a question,
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A regular meeting of the Carson City Planning Commission was scheduled for 1:30 p.m. on Wednesday,
December 15,2010 in the Community Center Sierra Room, 851 East William Street, Carson City, Nevada.

PRESENT: Chairperson Mark Kimbrough
Vice Chairperson Craig Mullet
Commissioner Malkiat Dhami
Commissioner James Shirk
Commissioner William Vance
Commissioner George Wendell

Lee Plemel, Planning Division Director

Jennifer Pruitt, Principal Planner

Jeff Sharp, City Engineer

Joel Benton, Senior Deputy District Attorney
Kathleen King, Deputy Clerk / Recording Secretary

NOTE: A recording of these proceedings, the commission’s agenda materials, and any written
comments or documentation provided to the recording secretary during the meeting are part of the public
record. These materials are available for review, in the Clerk’s Office, during regular business hours.

A. CALL TO ORDER, DETERMINATION OF A QUORUM, AND PLEDGE OF
ALLEGIANCE (1:29:55) - Chairperson Kimbrough called the meeting to order at 1:29 p.m. Roll was
called; a quorum was present. Vice Chairperson Mullet led the pledge of allegiance.

COMMISSION ACTION ON APPROVAL OF MINUTES (1:30:35) - None.
MODIFICATION OF AGENDA (1:30:40) - None.
PUBLIC COMMENTS (1:30:43) - None.

. STAFF PUBLIC SERVICE ANNOUNCEMENTS (1:31:47) - Mr. Plemel announced the ribbon
cutting ceremony commemorating the opening of the Roop Street widening project at 2:00 p.m. on
Thursday, December 16%.

F.  DISCLOSURES (1:32:32) - None.

G. CONSENT AGENDA (1:32:42) - Chairperson Kimbrough entertained requests to hcar items
separate from the consent agenda. Mr. Plemel provided an overview of the two consent agenda items.
When no requests to separately hear items were forthcoming, Chairperson Kimbrough entertained a motion
to approve the consent agenda. Commissioner Vance moved to approve the consent agenda, as
published. Vice Chairperson Mullet seconded the motion. Motion carried 6-0.

G-1. SUP-05-221 ACTION TO APPROVE A REQUIRED FIVE-YEAR REVIEW OF AN
EXISTING SPECIAL USE PERMIT FOR RICK CORRELLI (PROPERTY OWNER: CURRY
STREET PROPERTY, LLC) FOR FOUR METAL STORAGE CONTAINERS, ON PROPERTY
ZONED GENERAL COMMERCIAL (GC), LOCATED AT 3640 SOUTH CURRY STREET, APN
009-151-40
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G-2. SUP-05-218 ACTIONTO CONSIDER A REQUIRED FIVE-YEARREVIEW OF AN
EXISTING SPECIAL USE PERMIT FOR WILLIAM CASPARIS (PROPERTY OWNER:
WESTERN STATES STORAGE) FOR 29 METAL STORAGE CONTAINERS, ON PROPERTY
ZONED GENERAL COMMERCIAL (GC), LOCATED AT 5861 AND 5853 SOUTH CARSON
STREET, APN 009-304-06

H. PUBLIC HEARING MATTERS:

*‘ H-1. SUP-10-090 ACTION TO CONSIDER A SPECIAL USE PERMIT APPLICATION
FROM THE CARSON CITY SCHOOL DISTRICT (PROPERTY OWNER: CARSON CITY
SCHOOL DISTRICT) TO ALLOW PLACEMENT OF PHOTOVOLTAIC ARRAYS AT EAGLE
VALLEY MIDDLE SCHOOL, ON PROPERTY ZONED PUBLIC (P), LOCATED AT 4151 EAST
FIFTH STREET, APN 010-035-27 (1:35:36) - Chairperson Kimbrough introduced this item. Ms. Pruitt
oriented the commissioners and the public to the location of the subject property, using a displayed aerial
photograph, and reviewed the agenda materials in conjunction with additional slides. She noted a necessary
amendment to condition of approval number 8, depending upon the location designated by the commission.
In response to a question, she provided explanation relative to staff’s recommended motion.

(1:40:08) Carson City School District Operations Manager Mark Korinek expressed appreciation for the
opportunity to have continued the subject item in order to accommodate further discussion with the
neighbors. Carson City School District Finance Director Anthony Turley distributed, to the commissioners
and staff, a matrix ranking “pros and cons of each of the sites.” Mr. Korinek advised of having met with
several neighbors at the site on Friday, December 2™. He reviewed the rankings matrix, and advised of the
preference for the original site, as presented at the December 1% Planning Commission meeting. Mr. Turley
advised that the School Board, at their December 14™ meeting, had expressed a preference “not to put
something in the middle of the property because of the restrictions that would cause on future use of the
property.” Mr. Korinek acknowledged that “Option C” would be a “fill option.” He advised that one of
the neighbors “had a two or three page alternative area to look at. We went and looked at each of those
items. Her last item on that was, if we did have to go with the original, could you please do these seven
different bullet points which would include moving the portables that are already up there. ... we can move
two out of the three and spin one of them so that we can make it more of an elongated array.” Mr. Korinek
reviewed additional suggestions from the neighbor, including retaining walls, lower the array with the
grading, screening “on her side near the fence. We offered to plant some trees along there and along the
south edge where the shade trees from the City are vacant right now. And, actually, to put it as close to the
fence as possible so that when they were looking out, it would be closer to the fence and they wouldn’t see
as much of the array.” Mr. Korinek expressed the belief “we can do 95 percent of those bullet points that
she was asking for.”

Vice Chairperson Mullet expressed a preference for Option C, but commended the suggestion to “stretch
... 1tout ...; make it more linear east to west, following those ... elevation lines.” In response to a comment,
Mr. Korinek advised of testing scheduled for the week of December 20™ “to find out where the rocks are.”
He noted this as “one of the reasons we would ask for an opportunity to have the alternate location.” He
responded to corresponding questions of clarification. Mr. Turley responded to additional questions
regarding the funding mechanism. Mr. Korinek responded to additional questions of clarification relative
to the rankings matrix. In response to a question, he referred to passage of the school bond and discussed
proposals to address traffic issues at the school. In response to a further question, he described the
anticipated visibility of Option C from the adjacent neighborhood.
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In response to a question, Hamilton Solar Principal Chad Dickason described details of the electrical
design. In response to a question, Mr. Turley explained the rebates are “based on a specific amount per
watt of installed capacity. So, regardless of the cost, the rebate stays the same for the wattage that we’re
putting in.” Mr. Korinek acknowledged agreement with the conditions of approval.

Chairperson Kimbrough opened this item to public comment. (1:56:22) Deni French inquired as to the
conditions of approval, including revisions to the same. Chairperson Kimbrough acknowledged that the
same conditions of approval will apply to any of the alternative sites. Mr. French discussed decibel levels
associated with the inverter, and expressed the opinion that any existing natural area “should be left natural
on school grounds.”

(1:59:39) Mark Newman, “a neighbor across Fifth Street north of Option C,” acknowledged that the area
is hilly. He expressed uncertainty over approving the special use permit “understanding it is the school’s
property and they were probably there before my house was built.” He advised that Option B is “hidden
by the school, hidden by the track,” and discussed its various benefits.

(2:03:20) Bob Walters reminded the commission that the solar panel array will be clearly visible from the
trail system in the area. He expressed concern over the “intimate closeness” between the proposed location
for the solar panel array and the adjacent residences. He expressed a preference for locating the solar panel
array in the middle of the track.

Chairperson Kimbrough entertained additional public comment and, when none was forthcoming, requested
the applicant’s representatives to return to the podium to answer questions posed during public comment.
Mr. Turley advised that the solar panels are designed to absorb light. He further advised that no final
determination had yet been made regarding the location of the inverter. He expressed understanding for
the visibility of the solar panel array from the neighborhoods depending upon where it is located. “There
is no location on the property where we can hide from [every]body’s view.” Mr. Turley expressed a
willingness to cooperate with the neighbors, but reiterated “there’s no location that will please everybody.”
In response to a previous question, he advised that the annual projected savings for all the photovoltaic
projects is $400,000. He discussed costs associated with the various options. In response to a previous
question, he explained the detriments associated with locating the solar panel array in the middle of the
track.

In response to a previous question, Mr. Plemel reviewed the conditions of approval. In response to a
question, Mr. Turley advised that the School District’s preferred options are A and C because of location.
In response to a further question, he stated, “The further you do the setback, the more it’s going to go up
the hill. In this case, the setback actually increases the visibility ...” Mr. Turley provided additional
clarification of one neighbor’s preference “that the setback be smaller and closer to the fence ... because
it will be less visible up the hill.”

Discussion took place regarding the various options, and Mr. Benton reminded the commission of the
statutory prohibition against unreasonably restricting the use of a solar energy device. In response to a
comment, Mr. Benton advised that the special use permit holder would decide on a location if provided
with alternatives. In response to a comment, Mr. Plemel advised that every property owner “around the
whole school site was noticed and they were noticed of these four potential options for this site. ... the
public was made aware that [Option] C is a potential location ...” In response to a question, Mr. Plemel
provided background information on the origin of the four options. Additional discussion followed, and
Chairperson Kimbrough entertained a motion. Commissioner Wendell moved to approve SUP-10-090,
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a special use permit application from the Carson City School District to allow ground-mounted solar
panels in location A and, in consideration of developmental problems with A, that C be considered
as the one and only alternative, as shown on the revised plan, on property zoned Public, located at '
4151 East Fifth Street, APN 010-035-27, based on seven findings and subject to the recommended
conditions of approval contained in the staff report, in addition to the recommendation of the Parks
and Recreation Department. Commissioner Dhami seconded the motion. Chairperson Kimbrough
entertained discussion on the motion. In response to a question, Mr. Plemel advised that the recommended
conditions of approval indicate a 30-foot setback. Mr. Korinek acknowledged his agreement with the
conditions of approval. In response to a question, Mr. Plemel advised that the commission determines
setbacks on public property by special use permit. “Thirty [feet] was recommended as a standard that’s
used elsewhere adjacent to residential properties, but in the Public district, the ... setbacks are determined
by the special use permit.” Chairperson Kimbrough entertained additional discussion and, when none was
forthcoming, called for a vote on the pending motion. Motion carried 4-2. Inresponse to a comment, Mr.
Benton advised that the commission’s action leaves determination of location to the School District. Mr.
Plemel explained the appeal process. Chairperson Kimbrough recessed the meeting at 2:35 p.m.

H-2. SUP-10-104 ACTION TO CONSIDER A SPECIAL USE PERMIT APPLICATION
FROM THE BREWERY ARTS CENTER (PROPERTY OWNER: BREWERY ARTS CENTER
/ CARSON CITY) FOR SITE IMPROVEMENTS FOR AN OUTDOOR PLAZA AND EVENTS
AREA AND ASSOCIATED USES IN THE PUBLIC REGIONAL ZONING DISTRICT, LOCATED
AT 449 WEST KING STREET, APNs 003-206-01, 003-206-02, AND 003-207-04 (2:42:10) -
Chairperson Kimbrough reconvened the meeting at 2:42 p.m., and introduced this item. Ms. Pruitt

reviewed the agenda materials. In response to a question, Mr. Sharp advised that street reconfiguration is
within the purview of the Regional Transportation Commission for recommendation to the Board of
Supervisors.

(2:50:24) Architect John Copoulos, representing the Brewery Arts Center, commended Ms. Pruitt’s
presentation. Mr. Copoulos provided background information on the Brewery Arts Center’s design goals
“generally to improve the facility and to provide greater cultural programming for the community ... after
acquisition of St. Teresa’s Catholic Church ...” The Brewery Arts Center Master Plan evolved from the
opportunity to close the portion of Minnesota Street between the two properties “to try and use the site as
... an arts and cultural campus.” Mr. Copoulos discussed current uses of the properties, reviewed the
special use permit application, and various details of the Brewery Arts Center Master Plan. He requested
the commission’s support of the special use permit application, and acknowledged agreement with the
conditions of approval. He acknowledged having received redevelopment funds for the project. In
response to a further question, he advised that the proposed roofed amphitheater is oriented to the south and
may accommodate solar panels. Discussion took place regarding various community events which could
be accommodated at the Brewery Arts Center property. Mr. Copoulos responded to questions, and
discussion ensued, regarding parking, the neighborhood buffer, and necessary utilities relocation. He
acknowledged the possibility that the design may change, and assured the commission that any significant
changes will be resubmitted to the commission.

Chairperson Kimbrough entertained public comment. (3:10:02) Jack Mitchell advised of having
corresponded with Planning Division staff and that he represents the trust which owns the office building
at 400 West King Street. He further advised of having begun requesting information relative to parking
in December 2008. He commended the project as “beautiful,” and discussed the parking contract between
400 West King Street and the Brewery Arts Center. He discussed current parking uses, and expressed
concern over creating “a parking nightmare in that whole area for blocks around ...” He acknowledged that
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School gets
permit for solar
array at EVMS

BY TERI VANCE
tvance@nevadaappeal.com

A 60,000-square-foot array of
solar panels will be constructed at
Eagle Valley Middle School.
Exactly where still remains to be
determined.

After receiving approval from
the Carson City Planning
Commission to build at two other
schools earlier this month, the
school district was tasked with
investigating alternative sites at
Eagle Valley Middle School when
neighbors spoke out against the
original plan.

They worried the 8-foot-tall
structures at the southwest corner
would obstruct their view and that
of those using the trails in that
area.

School officials returned before
planning commissioners
Wednesday with four possible
locations on the middie school
campus.

Although some of the locations
were more hidden from neigh-
bors’ view, Mark Korinek, opera-
tions director for the Carson City
School District, said the original
spot remained most ideal.

He said other locations could
hinder future development at the
school.

Commissioners decided with a
4-2 vote that the district could
choose between the original site
and a secondary location in the
center of the campus.

Commissioners Craig Mullet
and Jim Shirk voted against the
motion, preferring the centrally
located spot.

“I inderstand your concern for
using up some of your area, but
it’s still my preference,” Mullet
said. “I can't vote for (the south-
west comner), personally.”

The structures are part of a dis-
trictwide project to construct
195,000 $guare feet of solar pan-
els at five schools. The nearly
$11 million installation cost will
be reduced to $975,000 after
rebates from the power company,
said Tony Turley, finance director

“These savings
keep teachers
in the class-
room. They
keep supplies
on the desk.”

— TONY TURLEY

finance director for the Carson
City School District

for the Carson City School
District.

He said a conservative estimate
is that the school district would
save $400,000 in energy costs
annually.

To claim the rebate, the sys-
tems must be installed by July 20.

Turley said the savings will
help out the district, especially
with up to 10 percent cuts expect-
ed out of the next legislative ses-
sion.

As an example, he said
$400,000 annually would pay for
seven teachers, two buses, fuel for
the entire bus fleet for a year or a
round of new textbooks.

“It helps alleviate some of

_ those cuts,” he said. “These sav-

ings keep teachers in the class-
room. They keep supplies on the
desk.” :

There also are plans for the
photovoltaic structures at Carson
High School and Fritsch
Elementary School, however a
special-use permit is not required
for those.

The 100,000 square feet of
structures will be installed in a
five-acre lot zoned for agriculture
use at the east end of the high- -
school property behind the soc-
cer fields. Fritsch’s solar panels
will replace the existing shade
structure at the bus drop-off in
front of the school.

ZE VAT Raliroad



Board

to discuss
solar
panel site

BY TERI VANCE
tvance@nevadaappeal.com

School officials will appear
before city planners once
again today seeking a permit
to build solar panels at Eagle
Valley Middle School.

On Tuesday, officials gave
school board trustees an
update on the process.

The Carson City School
District received special-use
permits at the Dec. 1 Carson
City Planning Commission
meeting to build photovolta-
ic structures over 60,000
square feet at both Seeliger
Elementary and Carson
" Middle schools. However, an
appeal was filed on the deci-
sion at Seeliger. It will be
addressed at the Jan. 6 meet-
ing of the Carson City Board
of Supervisors.

Although the members of
" the commission voiced sup-
port of a'similar plan at
Eagle Valley Middle School,
they agreed with neighbors
that there may be a more
appropriate location for
them on that campus.

A decision was delayed,
giving time for Mark Korinek,
operations manager for the
school district, and officials
from Hamilton Solar, who
will be installing the struc-
ture, to analyze the site.

They will present the find-
ings to planning commis-
sioners during today’s meet-
ing.
About 20 people attended

the meeting earlier this
month, several of whom
spoke out against the solar
structures at Seeliger and

“Eagle Valley. There was no
opposition to the plan at
Carson Middle School, which
would place solar panels
atop parking structures.

Residents have written

letters in regards to today’s
meeting as well.

See Solar, Page Ad

lote nfo H-|

Wednesday, December 15, 2010

SOLAR

“As residents who would
be directly impacted by the
EVMS solar array project, we
wish to go on record as
adamantly opposed to the
currently proposed location
of the array,” wrote Diane
and Dean Altus. “If the pro-
ject goes through as current-
ly planned, there most cer-
tainly will be degraded
enjoyment of our home,
compromise of our visual
corridor, and diminished
value of our property.”

However, Virgil and
Barbara Flack wrote in sup-
port of the project.

“This project is good and
along time coming,” the let-
ter stated.-“Over the last 20
years, the school has been as
good a neighbor as possi-
ble.” '

The structures are part of

-~ IFYOU GO

WHAT: Carson City
Planning Commission
meeting

WHEN: 1:30 p.m. today

WHERE: Carson City
Community Center, 851
E. William St.

a districtwide project to con-
struct 195,000 square feet of
solar panels at five schools.
The nearly $11 million
installation cost will be
reduced to $975,000 after
rebates from the power com-
pany, said Tony Turley,
finance director for the
Carson City School District. -

He said a conservative
estimate is that the school
district would save $400,000
in energy costs annually.

To claim the rebate, the
systems must be installed by
July 20.

There also are plans for

the photovoltaic structures
at Carson High School and
Fritsch Elementary School,
however a special-use per-
mit is not required for those.

The 100,000 square feet of
structures will be installed in
a five-acre lot zoned for agri-
culture use at the east end of
the high school property
behind the soccer fields.
Fritsch’s solar panels will
replace the existing shade
structure at the bus drop-off
in front of the school.

Also at the board meeting:

* Carson High School
English teacher Cheryl Macy
was recognized for being .
named Teacher of the Year
by the Nevada Department
of Education.

* A presentation of the
auditors’ report showed the
school district has complied
with requirements and no
instances of non-compliance
were detected.
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* REGUARDING : SOLOR PANELS ON SCHOOL GROUNDS, PoARSON CITY
While The contracters have assured the community that the panels are not hazardous. ACCORDING TO THE CONTRACTOR /\
THE NOISE FRON THE INTVERTER WILL NOT EXSED 65dB._ Witch, he suggested, he would liken to a conversational level as if Y’
a person was talking at a normal level. Continually ® . Q, o {L, )

Well, I for one would not wish to hear a person talking all day, while trying to enjoy thezpeace of my own yafd B / \ bl \Q
Fortunately I’m not in that position that will be an issue. However what I found as [ looked ifito the 65 dB level. )\ 9
Really concerned me, and as I looked into NIOSE EXSPOSURE, I found others have the same concerns. .. id like you ailt fo B

know that it will make a difference where the inverter bhoxes get located! \)2/”
* Because they, DO MAKE NOISE! \S-P N
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v o )

diagramed from Solar Energy...Reduce Energy Consumption with Our Solar Power Systems.
www.FootHillsEnergySolutions.com .

Chart used is from: ¥/4i03 | Gocunations! and community noise... Health impact. The recognition of the noise as a
serious health hazard as opposed to a nuisance is a recent development and the health effects of the hazardous noise
..www.who.int/mediacentre/factsheets/fs258/en

“Noise can cause hearing impairment, interfere with communication, disturb sleep, cause cardiovascular and psycho-
physiological effects, reduce performance, and provoke annoyance responses and changes in social behavior . The main
social consequence of hearing impairment is the inability to understand speech in normal conditions, which is considered a severe
social handicap”.

“ WHO: Has responded in two main ways: by developing and promoting the concept of noise management, and by drawing up
commuriity noise guidelines. The field is marked by a scarcity of literature, especially for developing countries. Some 20 years
after its last publication on noise, WHO has issued Guidelines for Community Noise? This publication, the outcome of a WHO
expert task force meeting in London in March 1999, includes guideline values for community noise (listing also critical health
effects ranging from annoyance to hearing impairment), for example: (ref Guidelines p. XVIII)”.

Environment Critical health effect " Sound level dB(A)* Time hours
Outdoor living areas Annoyance ’ 50-55 16

Indoor dwellings Speech intelligibility . 35 16
Bedrooms - - Sleep disturbance 30 8

School classrooms Disturbance of communication 35 During class
Industrial, commercial and traffic areas Hearing impairment 70 24

Music through earphones Hearing impairment 8 1 ) Q
Ceremonies and entertainment Hearing impairment 100 4 UQ ,

I HAVE THE HOPE MY MESSAGE AND THE INFORMATION REVIEWED AND CONSITURATED.

’ . AN {
THANK YOU SINCERELY, (@%}% @/‘ 1 ;

MR. DENI FRENCH ©
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MEMORANDUM

Planning Commission meeting of December 15, 2010

TO: Planning Commission Item H-1
FROM: Jennifer Pruitt, Principal Planner
DATE: December 15, 2010

SUBJECT: SUP-10-090 a Special Use Permit request from the Carson City School District to
allow placement of photovoltaic arrays at Eagle Valley Middle School site.

RECOMMENDED MOTION: “lI _move to approve SUP-10-090, a Special Use Permit
application from the Carson City School District, to allow ground mounted solar panels
in location [ ] as shown on the revised plan, on property zoned Public, located at 4151
E. 5" Street, Assessor’s Parcel Number 010-035-27, based on seven findings and subject
to the recommended conditions of approval contained in the staff report, in addition to
the recommendation of the Parks and Recreation department.”

DISCUSSION:

On December 01, 2010, the Planning Commission conducted a public hearing regarding a
Special Use Permit, SUP-10-090, from the Carson City School District to allow a photovoltaic
array placement at the Eagle Valley Middle School. The application was reviewed and
continued by the Planning Commission to the December 15, 2010 Planning Commission
meeting. The continuance was granted in order allow additional time for the School District to
evaluate alternative locations on the site for the proposed photovoltaic array. At the December
01, 2010 meeting, public testimony was also solicited by the Planning Commission and there
were several comments related to the proposed project, identifying concerns from property
owners in the immediate area.

The applicant has provided the Planning Division staff an amended site plan, which identifies
three alternative locations for the proposed photovoltaic array. See attached plan, dated
December 07, 2010 for the general locations which will be considered at the Planning
Commission meeting on December 15, 2010.

At the Planning Commission meeting on December 15, 2010, the School District will present an
overview of the site selection process, specifically focusing on the four options noted on the plan
submitted. The overview will also include an update to the Planning Commission of the results
of the School Board meeting on December 14, 2010 related to the proposed project.
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The Planning Division staff has received additional comments from property owners since the
December 01, 2010 Planning Commission review, in addition to comments from the Carson City
Parks and Recreation Department. Those comments have been included in this packet in
addition to the original staff report and application submitted by the applicant. If this Special Use
Permit is approved, staff recommends that the Planning Commission include the recommended
condition from the Parks and Recreation department, in addition to the previously recommended
conditions of approval.

In reviewing the information provided by the applicant and the required findings as identified in
the staff report, the findings to grant approval of this Special Use Permit can be made. The
applicant has re-evaluated alternative locations for possible placement of the proposed
photovoltaic array on site, as recommended by the Planning Commission. It is recommended
that the Planning Commission approve this Special Use Permit application, SUP-10-090,
subject to the appropriate site selected by the Planning Commission.
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STAFF REPORT FOR PLANNING COMMISSION MEETING NOVEMBER 17, 2010

FILE NO: SUP-10-090 AGENDA ITEM: H-2

STAFF AUTHOR: Jennifer Pruitt, Principal Planner

REQUEST: Approval of a Special Use Permit to allow the installation of ground
mounted solar panels (photo-voltaic arrays) within the southeastern portion of the Eagle
Valley Middle School campus.

APPLICANT / OWNER: Carson City School District

LOCATION: 4151 E. 5" Street

APN: 010-035-27

RECOMMENDED MOTION: “1 move to approve SUP-10-090, a Special Use Permit
application from the Carson City School District, to allow ground mounted solar
panels, on property zoned Public, located at 4151 E. 5™ Street, Assessor's Parcel

Number 010-035-27, based on seven findings and subject to the recommended
conditions of approval contained in the staff report.”
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RECOMMENDED CONDITIONS OF APPROVAL.:

The following shall be completed prior to commencement of the use:

1.

The applicant must sign and return the Notice of Decision / conditions of approval
within 10 days of receipt of notification. If the Notice of Decision is not signed and
returned within 10 days, the item will be rescheduled for the next Planning
Commission meeting for further consideration.

The applicant shall meet all the conditions of approval and commence the use
(obtain and maintain a valid building permit) for which this permit is granted
within twelve months of the date of final approval. A single, one-year extension
of time may be granted if requested in writing to the Planning and Community
Development Division thirty 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.

Conditions required to be incorporated into the proposed development plan.

3.

4.

All development shall be substantially in accordance with the development plans
approved with this application, except as otherwise modified by the conditions of
approval herein.

All improvements shall conform to City standards and requirements.

The following shall be submitted or included as part of a building permit

application:

5. The applicant shall obtain a building permit from the Carson City Building and
Safety Division for the proposed construction.

6. The applicant shall submit a copy of the Notice of Decision / conditions of
approval, signed by the applicant and owner.

7. Dust control measures must be employed during the construction period and also
incorporated into the manufacturer recommended maintenance program.

8. The plan submitted will be revised to include a minimum 30 foot setback from the
eastern property line. The revised plan will be submitted to the Planning Division
for review prior to submittal for the required Building Permit.

9. Should the PV array cease to operate for a period of one year, or falls into a state

of disrepair, it shall be considered abandoned and removed at the Carson City
School District’s expense.

LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.080 (Special Use Permits)
and 18.04.170 (Public)

MASTER PLAN DESIGNATION:  Public /Quasi Public
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ZONING DISTRICT: Public (P)

KEY ISSUES: Will the proposed Photo Voltaic project cause material damage to
surrounding properties? Is this an appropriate location for the proposed use?

SURROUNDING ZONING AND LAND USE INFORMATION

NORTH: Single Family 21,000-P- Residential

SOUTH: Single Family 21,000-P- Residential

EAST: Single Family 21,000-P- Residential

WEST: Public Regional-Open Space

SITE HISTORY

. On November 15, 2010, the applicant conducted a neighborhood meeting with

property owners surrounding the proposed site development and solicit
comments and suggestions.

° On August 04, 2009- City staff conducted a Major Project Reviewed (MPR-09-
067) a plan to allow site improvements include, an upgrade of bus parking and
circulation, teacher parking area, school district maintenance building, green
house and nursery, park and track improvements, new bus barn w/ solar photo
voltaic on roof, multiple wind turbines on site within the Public (P) zoning district.
(The project was not pursued further by the School District.)

. On June 27, 2005- the Planning Commission reviewed and approved Special
Use Permit (SUP-05-084) for the modifications to the existing Eagle Valley
Middle School including a new storage building and other site improvements
within the Public (P) zoning district.

° On June 28, 2000 - the Planning Commission reviewed and approved Special
Use Permit (U-99/00-44) to allow a freestanding reader board sign (four feet by 8
feet) overall height of 12 feet on the Eagle Valley Middle School campus within
the Public (P) zoning district.

. On July 31, 1996- the Regional Planning Commission reviewed and approved
Special Use Permit (U-92/93-27) for the modifications to the existing Eagle Valley
Middle School including three modular classrooms and other site improvements
within the Public (P) zoning district.

ENVIRONMENTAL INFORMATION

. FLOOD ZONE: Zone X
. SLOPE/DRAINAGE: The site is improved.
. SOILS: 71- Urban Land

SITE DEVELOPMENT INFORMATION

1.PARCEL AREA: 39.22 Acres
2.PROJECT SITE AREA: Approximately 60,000 square feet
3.POJECT HEIGHT: Approximately eight feet in overall height

4. EXISTING LAND USE: Middle School Educational Facility
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5.EXISITNG STRUCTURE —
BUILDINGS FOOTPRINT: 89,408 Square feet
PROJECT AREA: 60,000 Square feet
6.REQUIRED SETBACKS: Set according to the approval of a Special
Use Permit
7.PROVIDED SETBACKS: Northern: NA feet

Western: NA feet
Southern 55 feet

Eastern: 25
8.PARKING EXISITNG: 100+ parking spaces on site
9.VARIANCES REQUESTED: None

DISCUSSION:
A Special Use Permit is required by CCMC Section 18.04.170, which states that:

. The Conditional Uses in the Public District which require a Special Use Permit
are: Buildings and facilities owned, leased or operated by the city of Carson City,
Carson City Unified School District or any other district, state of Nevada or the
government of the United States.

All public district development standards relative to lot area, setbacks, building
height, landscaping, off-street parking and signs shall be based on requirements
and conditions of the Special Use Permit.

Eagle Valley Middle School was built approximately 30 years ago. Over the past few
years, the Carson City School District has embarked on green energy projects. The
savings generated by there projects increases the educational operating funds, which
have a direct impact on teachers, students and Carson City.

Green energy is a term that describes environmentally friendly sources of power and
energy. Unlike conventional energy sources such as oil, gas, coal etc., green energy
typically refers to renewable and non-polluting energy sources. Consumers, businesses,
and organizations can support the development of clean technologies by choosing to
purchase green power instead of conventional electricity. In effect, this will reduce the
environmental impact associated with conventional electricity generation and also
increase their nation’s energy independence.

Since January 2010, the School District has been involved in $1.2 million dollars of
green energy projects. There are a total of 12 projects related to energy efficiency, which
include but are not limited to replacing old inefficient boilers, lighting retrofits and heat
retrofits and replacements.

The applicant is proposing to locate an approximate 60,000 square foot ground mounted
(eight feet in overall height) photovoltaic (PV) array system in the southeastern portion of
the Eagle Middle School campus. The project site area is currently unimproved and is
covered with sagebrush.

While the panels are made of tempered glass, it is quite strong. They pass hail tests,
and are rated for snow load of 49 to 113 pounds per square foot depending on the
manufacturer. The Northern Nevada average snow load requirements are 20 pounds per
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square foot. As noted by the applicant the PV panels are also equipped with non-glare
technology.

In reviewing the information provided by the applicant and the required findings as
identified below, the findings to grant approval of this Special Use Permit can be made.
Therefore, it is recommended that the Planning Commission approve this Special Use
Permit application, SUP-10-090.

PUBLIC COMMENTS: Public notices were mailed on November 01, 2010 notices were
sent to 70 adjacent property owners within 300 feet of the subject site pursuant to the
provisions of NRS and CCMC. Any comments that are received after this report is
complete will be submitted prior to or at the Planning Commission meeting, depending
on their submittal date to the Planning Division.

OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: The following
comments were received from various city departments. Recommendations have been
incorporated into the recommended conditions of approval, where applicable.

Building Division comments:

These comments do _nhot constitute a complete plan review, but are merely
observations based on the information and plan sheets provided. The comments
do not reflect all submittal requirements necessary for this project, but are those
requirements that have generated concerns with similar projects in the past.

GENERAL COMMENTS

1. The photovoltaic system requires an application for a Building Permit, issued
through the Carson City Building Division. This will necessitate a complete
review of the project to verify compliance with all adopted construction codes
and municipal ordinances applicable to the scope of the project.

2. The plans submitted for review shall comply with the Carson City Building
Division handout titled: Photovoltaic (Solar Electric) Systems.

Engineering Division comments:

e The Engineering Division has no preference or objection to the special use
request.

Fire Department comments:

e The applicant must meet all codes and ordinances as they relate to this
request.

Health Department comments:

e Carson City Health and Human Services has no comments regarding the project
as described in the packet received. The applicant must meet all applicable
codes and ordinances as they apply to this request.
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FINDINGS: Staff recommends approval of the Special Use Permit based the findings
below, pursuant to CCMC 18.02.080 (Special Use Permits), subject to the
recommended conditions of approval, and further substantiated by the applicant’s written
justification.

As herein described, the proposed project is consistent with the following applicable
goals and policies (in italics) of the Master Plan in accordance with the seven findings (in
bold) required for approval of a Special Use Permit:

1. The use will be consistent with the objectives of the Master Plan elements.

Chapter 3: A Balanced Land Use Pattern

Establishing a balance of land uses within the community promotes vitality and long-term
economic stability. A balanced community is able to provide employment opportunities
for its residents as well as a diverse choice of housing, recreational opportunities, and
retail services. Carson City strives to maintain its strong employment base and extensive
network of public lands while increasing housing options and the availability of retail
services to serve residents of the City and surrounding growth areas.

1. This project involves the installation of ground-mounted photovoltaic panels that will
be installed in the northwest corner of the property. No development is associated with
this project and this project will not have any adverse impacts to traffic, drainage, school
capacity or other identified issues associated with managed growth within Carson City.
As such, this project meets the provisions of the Growth Management Ordinance (1.d,
Municipal Code 18.12).

2. The purpose of this project is to utilize alternative energy solutions (solar energy) to
assist in the powering of school facilities. This will not only provide a savings to the
School District, but will also help reduce the overall demand on the power grid. Materials
used in the construction will be sustainable building materials and construction
technigues to promote water and energy conservation (1.le, f).

3. The proposed ground-mounted photovoltaic arrays are being installed on an existing
elementary school site. The project does not generate any redevelopment or infill. As
such, this project complies with the intent of the priority infill development area goals.
(1.2a).

4. The existing school site has been an operating school for approximately thirty years.
The school is located within an established residential community. As such, there are no
direct connections to open space lands. However, this project will also not impede any
pathway connections or easements that access public lands (1 .4a).

5. This project is not at the urban interface and will not impact existing site features, to
include mature trees and character-defining features. All work associated with this
project will occur within the existing school property (1.4c).

6. As presented by the applicant, the proposed ground-mounted photovoltaic arrays are
set back a minimum of twenty feet from the site’'s north property line. Because this
school site is zoned “Public,” the Special Use Permit specifies the setback requirements.
(2. id).
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7. In accordance with Carson City requirements and the Special Use Permit, this project
meets the required setback requirements and does not encroach on any identified
sensitive areas. As such, there are no anticipated environmental impacts as a result of
this project (3.1b).

8. This project involves the installation of ground-mounted photovoltaic arrays. The
project is expected to reduce reliance on the power grid. The project is on the existing
Eagle Valley Middle School site. Existing site conditions allow adequate access to the
proposed project, without disrupting school operations or neighboring parcels.
Installation of this proposed project will not impact these existing improvements.

Chapter 4: Equitable Distribution of Recreational Opportunities

Carson City residents are fortunate to have access to an extensive network of open
lands both within and surrounding the community, as well as a range of more formal
community and neighborhood parks and sports facilities. The City has developed an
extensive park system (765 acres) and, with many partners, offers an extensive array of
recreational programs. In addition, the City provides many recreation facilities
(baseball/softball fields, soccer/football fields, tennis courts, playgrounds, picnic
pavilions, etc.), as well as a community theater, aquatic facility with a 50 meter pool, a
fairgrounds, and a number of natural parks and recreational pathways. In 1996 Carson
City residents approved Ballot Question 18 — The Quality of Life Initiative, creating a
supplemental sales tax revenue source (1/4 of a cent) for parks, open space, pathways
and associated maintenance. This source has allowed development of many new
facilities.

e Eagle Valley Middle School site is not only used by the School District, but is also
used by the community. This project will not impact the community’s use of its
facilities. As such, Seeliger Elementary School will continue to provide facilities
for community use (4.1b).

Chapter 5: Economic Vitality

Carson City derives its overall health and economic success from its ability to maintain a
strong and diverse base of jobs, to provide a supply of varied housing choices for its
employees, to provide a range of services and recreational opportunities for residents
and visitors, and to generate tourism through the promotion of its unique characteristics
and historic amenities. Furthermore, the City recognizes the revitalization of the
Downtown as an important component of the community’s long-term health and vitality.
The Master Plan promotes the continued enhancement of the Downtown and
surrounding residential neighborhoods as the focus of the community.

1. Being an existing middle school, the site serves the children residing in the
surrounding community and does not distinguish between housing types or labor
force populations (5. Ij).

2. The existing school site employs faculty and staff to support the education of its
student population. This work force and the community the school serves indirectly
encourages the development of regional retail centers. Given the school's long-
standing existence in the community, there are no new retail centers expected. There
is some potential for this project to generate interest in the community with respect to
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solar energy and alternative power supplies, which in turn might lead to retail centers
seeing an increase in these types of businesses. (5.2a).

3. Eagle Vvalley Middle School has been a part of Carson City for approximately thirty
years, and can arguably be considered a historic resource. This project involves the
installation of photovoltaic arrays. The goal is to minimize dependence on the existing
power grid that in turn will reduce operating costs for the School District. This type of
green technology, while not related to heritage or tourism, allows our Capitol city to
boast its interest in alternative and green energy solutions. This could draw visitors
interested in these technologies to Carson City. (5.4a).

Chapter 6: Livable Neighborhoods and Activity Center

Carson City strives to be a city known for its safe, attractive and diverse neighborhoods,
compact mixed-use activity centers, and its vibrant, pedestrian-friendly Downtown.
Access to parks, pathways, open space, and recreational facilities will be emphasized
and the incorporation of thoughtful design and site planning techniques will be
encouraged in all development. New commercial development will be focused in
pedestrian-friendly, mixed-use activity centers located along major thoroughfares where
they will be readily accessible to surrounding neighborhoods and may ultimately be
served by transit. New higher-density housing will be encouraged as part of the overall
land use mix along the City’'s major gateway corridors and within the Downtown area to
provide a more diverse selection of housing types and price ranges for residents within
walking distance of the City’s primary job and activity center.

1. This project involves the installation of ground-mounted photovoltaic arrays. As such,
this green energy project will use durable, long-lasting building materials. (6.1 a).

2. Photovoltaic arrays are a relatively new addition to the south end of Carson City. This
use will generate visual and technical interest due to its function and appearance. The
arrays will be angled to the south to maximize exposure to the sun. It is important to the
neighbors and the school district that the arrays are effective, without being a visual
nuisance to the neighbors. (6.Ib).

3. This project is surrounded by well-established residential development, and will
comply with Carson City height, density and setback requirements. Because this school
has been in existence for approximately thirty years, it is a staple in the community. The
proposed green energy additions will be compatible with existing on-site uses and the
community by reducing the dependence of the District on the existing power grid that in
turn will reduce the demand for the community. (6.2a, 9.3b, 9.4a).

Chapter 7: A Connected City

A connected city allows residents to travel within the community, and to other centers
within the region, in a variety of ways using a safe, efficient, multi-modal transportation
system. Carson City will promote a sense of community by linking its many
neighborhoods, employment areas, activity centers, parks, recreational amenities, and
schools with an extensive system of interconnected roadways, multi-use pathways,
bicycle facilities, and sidewalks. Additionally, the City will seek opportunities to expand
existing transit services as feasible to increase travel choices for the community and to
support a more compact pattern of growth.
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1. Transit development patterns are not applicable. However, this green energy project
may generate interest that may lead to visitors to see this technology. The existing
pedestrian access routes along the perimeter of the school are well suited to
accommodate this use.(11.2b).

2. Roadways exist throughout this area, and there is no reasonable ability to enhance
roadway connections and/or networks. On-site transportation systems are currently in
place and meet the needs of the site and the community. This photovoltaic array project
will not impact existing on-site traffic patterns. (11 .2c).

3. Single-family residences surround the Eagle Valley Middle project site. Existing
pathways consist of sidewalks and on-site walkways, which are intended to remain. The
United Pathways Master Plan is not applicable to this project (12.1a, c).

2. The proposed use will not be detrimental to the use, peaceful enjoyment,
economic value, or development of surrounding properties or the general
neighborhood; and will cause no noise, vibrations, fumes, odors, dust,
glare or physical activity.

During construction dust must be controlled and staff has recommended a condition of
approval to this effect. Once complete, the proposed use should not create any
objectionable noise, vibrations, odors, dust, glare or physical activity any more than the
current use of the property does. As noted by the applicant the proposed solar panels
are equipped with non-glare technology. Staff has included a condition of approval
related to the manufacturers recommended dust control measures.

The plan submitted will be revised to include a minimum 30 foot setback from the
eastern property line. The revised plan will be submitted to the Planning Division for
review prior to submittal for the required Building Permit.

It is not anticipated that the PV array will be detrimental to the use, peaceful enjoyment,
economic value, or development of surrounding properties or the general neighborhood.

3. The project will have little or no detrimental effect on vehicular or
pedestrian traffic.

The site is served by an adequate existing street network. Pedestrian movement would
not be affected.

4, The project will not overburden existing public services and facilities,
including schools, police and fire protection, water, sanitary sewer, public
roads, storm drainage and other public improvements.

The proposed project will have no impact on the existing public services and facilities,
including schools, police and fire protection, water, sanitary sewer, public roads, storm
drainage and other public improvements.

5. The project meets the definition and specific standards set forth elsewhere
in this Title 18 for such particular use and meets the purpose statement of that
district.
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Public uses, such as schools, are a primary purpose of the Public district — including
split-zoned parcels. A school (and its accessories) is a conditional use in the Public
zoning district. Upon approval of the Special Use Permit with the recommended
conditions of approval, the proposed PV project will be in conformance with the
requirements of the Carson City Municipal Code and related Development Standards.

6. The project will not be detrimental to the public health, safety, convenience
and welfare.

In addition to the issues addressed in this Special Use Permit, the proposed PV project
will require a building permit, related reviews and inspections and will therefore not be
detrimental to the public health, safety, convenience and welfare.

The applicant is proposing to enclose the PV array with security fencing material to be
determined at a later date.

7. The project will not result in material damage or prejudice to other property
in the vicinity.

At this time there is no change proposed for the use of the subject site. The site will
continue to be used as a Secondary Educational facility. Staff has recommended an
additional setback form the eastern property line to mitigate any perceived impacts to the
property owners’ to the immediate east.

Should the PV array cease to operate for a period of one year, or falls into a state of
disrepair, it shall be considered abandoned and removed at the Carson City School
District’'s expense.

Respectfully submitted,

PUBLIC WORKS, PLANNING DIVISION

Jennifer Pruitt

Jennifer Pruitt, AICP, LEED AP
Principal Planner

Attachments:
Application (SUP-10-090)
Building Division comments
Engineering Division comments
Health Department
Fire Department

H:\PIngDept\PC\PC\2010\Staff Reports\SUP-10-090 EVMS.doc



Engineering Division
Pianning Commission Report
File Number SUP 10-090

TO: Planning Commission

FROM Rory Hogen, E. I.

DATE: October 25, 2010 MEETING DATE: November 17, 2010
SUBJECT TITLE:

Action to consider an application for a Special Use Permit from Carson City School District to
allow placement of photovoltaic arrays at Eagle Valley Middle School, 4151 E. Fifth St., apn
10-035-27 and zoned public (P).
RECOMMENDATION:

The Engineering Division has no preference or objection to the special use request.
DISCUSSION:
The Engineering Division has reviewed the conditions of approval within our areas of
purview relative to adopted standards and practices and to the provisions of CCMC
18.02.080, Conditional Uses.

CCMC 18.02.080 (2a) - Adequate Plans
The information submitted by the applicant is adequate for this analysis.

CCMC 18.02.080 (5a) - Master Plan
The request is not in conflict with any Engineering Master Plans for streets or storm
drainage. Construction must not block natural and existing drainage.

CCMC 18.02.080 (5c¢) - Traffic/Pedestrians
The proposal will have little effect on traffic or pedestrian facilities.

CCMC 18.02.080 (5d) - Public Services
Existing facilities are not impacted.

C:\Users\jpruitt\AppData\Local\Temp\XPgrpwise\SUP 10-090 4151 E. Fifth photovoltaic arrays, apn 10-035-27.doc




File # (Ex: MPR #07-111) | SUP - 10- 090

Brief Description Eagle Valley Middle School, Photovoltaic
Project Address or APN APN #010-035-27

Bldg Div Plans Examiner | Kevin Gattis

Review Date November 17, 2010

Total Spent on Review

BUILDING DIVISION COMMENTS:

These comments do not constitute a complete plan review, but are merely
observations based on the information and plan sheets provided. The comments do
not reflect all submittal requirements necessary for this project, but are those
requirements that have generated concerns with similar projects in the past.

GENERAL COMMENTS

1. The photovoltaic system requires an application for a Building Permit, issued
through the Carson City Building Division. This will necessitate a complete review
of the project to verify compliance with all adopted construction codes and
municipal ordinances applicable to the scope of the project.

. The plans submitted for review shall comply with the Carson City Building Division
handout titled: Photovoltaic (Solar Electric) Systems.




CARSON CITY FIRE DEPARTMENT
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MEMORANDUM

TO: Community Development
FROM: Duane Lemons, Fire Inspector
DATE: October 18, 2010

SUBJECT: AGENDA ITEMS FOR NOVEMBER 17, 2010 PLANNING COMMISSION
MEETING.

We reviewed the agenda items for the November 17, 2010 Planning Commission Meeting and
have the following comments:

o SUP-10-086 We have no comments or concern with this request.

o ZMA-10-087 LLC We have no comments or concern with this request.

o SUP-10-088 Carson City, Granite Construction / CC Airport Authority The applicant
must meet all codes and ordinances as they relate to this request.

o SUP-10-89, SUP-10-090, SUP-10-091 Carson City School Dist. The applicant must
meet all codes and ordinances as they relate to this request.

DL/1lb

777 5. Stewart Street, Carson City, Nevada 89701
Business Phone (775) 887-2210 ¢ Fax {775) 887-2209 ¢ www.carsonfire.org




| (11/8/2010) Jennifer Pruitt - Planning commission comments 11/17/10 - ; Page 1 |

From: Teresa Hayes

To: MPR Committee

Date: 11/5/2010 9:14 AM

Subject: Planning commission comments 11/17/10
10-088

Carson City Health and Human Services has no comments regarding the project as described in
the packet received. The applicant must meet all applicable codes and ordinances as they
apply to this request. Et. Seq.

10-089
10-090
10-091

Carson City Health and Human Services has no comments regarding the project as described in
the packet received. The applicant must meet all applicable codes and ordinances as they
apply to this request. Et. Seq.

Teresa Hayes, R.E.H.S.

Environmental Health Specialist ||

Carson City Health and Human Services

900 E. Long St

Carson City, NV 89706

Phone: (775) 887-2190 ext 7227

Fax: (775) 883-4701

e-mail: thayes@carson.org

Go Green: Please do not print this e-mail unless you really need to!

Confidentiality Notice: This email message, including any attachments, may contain privileged and
confidential information for the sole use of the intended recipient(s). If the reader of this message is not
the intended recipient, any unauthorized review, dissemination, distribution, or copying of this email
message is strictly prohibited. If you have received and/or are viewing this email in error, please notify
the sender immediately by reply email and delete this email from your system




Carson City Planning Division FOR OFFICE USE ONLY: Ei F E

108 E. Proctor Street - Carson City NV 89701 CCMC 18.02 UCT 1 5
Phone: (775) 887-2180 « E-mail: planning@carson.org 2010
SPECIAL USE PERMIT CAR
-10 - - «10-090 _ PLANSSON ciry
LFILE#SUP -10 SUP FEE: $2,450.00 MAJOR NG DWigigy
CARSON CITY SCHOOL DISTRICT $2,200.00 MINOR (Residential zoning
PROPERTY OWNER districts)

+ noticing fee snd Co containing appiication digital dats (a1 © be
submitted once the application is deemed complete by staff)

P.O. BOX 603, CARSON CITY, NEVADA 89702
MAILING ADDRESS, CITY, STATE, ZIP

SUBMITTAL PACKET
(775) 283-2000 (775) 283-2090 0O 6 Completed Application Packets
(1 Original + 5 Copies) including:
PHONE # FAX # O Application Form
N ¢ P to Whom All C dence Should Be S Q Stte Plan
Sams of Ferson to YWhom All Correspondence Shouid Be Sent O Building Elevation Drawings and Fioor Plans
O Proposal Questionnaire With Both Questions and
MARK KORINEK Answers Given
O Applicant's Acknowledgment Statement
APPLICANT/AGENT O Documentation of Taxes Paid-to-Date (1 copy)
P.O. BOX 603, CARSON CITY, NEVADA 89702 O Project Impact Reports (Engineering) (4 copies)

Application Reviswed and Recsived By:

MAILING ADDRESS, CITY, STATE ZIP

(775) 283-2181 (775) 283-2191 Submittal Deadline: See attached PC application submittal
schedule.

PHONE # FAX # Nots: S8ubmittais must be of sufficient clarity and dstail such

mkorinek@carson.k12.nv.us that all departments are abile to determine if they can support

the request. Additional Information may be required.

E-MAIL ADDRESS

Project's Assessor Parcel Number(s): Street Address ZIP Code
010-035-27 EAGLE VALLEY M.S. - 4151 E. 5TH STREET, CARSON CITY, NV 89701
Project's Master Plan Designation Project's Current Zoning Nearest Major Cross Street(s)
PUBLIC PUBLIC CARSON RIVER ROAD

Briefly describe your proposed project: (Use additional sheets or attachments if necessary). in addition to the brief description of your project and proposed
use, provide additional page(s) to show a more detailed summary of your project and proposal. In accordance with Carson City Municipal Code (CCMC)
Section: , or Development Standards, Division ,Section , @ requast to aliow as a conditiona
use is as follows: - e —

THIS PROJECT INVOLVES THE INSTALLATION OF SOLAR PANELS (PHOTO-VOLTAIC ARRAYS) ALONG THE SOUTH PORTION
OF THE PROPERTY, BEHIND THE MAIN BUILDING.

PROPERTY OWNER'S AFFIDAVIT

I MBSQ__ST';KE}_ . being duly deposed, do hereby affirm that | am the record owner of the subject property, and that | have

knowiedge of, and | agree to, the filing of this appiication.

RO 1S Skeb, 1402 W Kraig ST, Cagsoy XTY. ANV & ock. Zolo
Signature Address Bq 201 Date

Use additional page(s) if necessary for other names.

STATE OF NEVADA
COUNTY sen

)
)
o Qehber 6 w00 Richard Sdrtes

personally appeared before me, a notary public, personally known (or proved) to me to be thé
person whose name is subscribed to the foregoing document and who acknowledged to me that

. e i

ocument.
Notary Pubiic /)

R. CORTEZ
NOTARY PUBLIC
STATE OF NEVADA

.') Nog$AQ0r33 My Appt. Exp. May 12, 2013

NOTE: If your project is located within the historic district, airport area, or downtown area, it may need to be scheduled before the Historic Resources
Commission, the Airport Authority, and/or the Redevelopment Authority Citizens Committee prior to being scheduled for review by the Planning Commission.
Planning personnel can help you make the above determination.




SPECIAL USE PERMIT APPLICATION QUESTIONNAIRE
CARSON CITY SCHOOL DISTRICT
EAGLE VALLEY MIDDLE SCHOOL - PHOTOVOLTAIC ARRAYS

Question 1. How will the proposed development further and be in keeping with, and not
contrary to, the goals of the Master Plan Elements?

The following addresses the five themes of the Master Plan policies, contained within the Master
Plan Policy Checklist supplied by Carson City as a part of the Special Use Permit application
packet.

Chapter 3: A Balanced Land Use Pattern

1. This project involves the installation of ground-mounted photovoltaic panels that will be
installed along the south boundary, behind the main building. No development is
associated with this project and this project will not have any adverse impacts to traffic,
drainage, school capacity or other identified issues associated with managed growth
within Carson City. As such, this project meets the provisions of the Growth

Management Ordinance (1.1d, Municipal Code 18.12).

. The purpose of this project is to utilize alternative energy solutions (solar energy) to
assist in the powering of school facilities. This will not only provide a savings to the
School District, but will also help reduce the overall demand on the power grid.

Materials used in the construction will be sustainable building materials and construction

techniques to promote water and energy conservation (1.1e, f).

. The proposed ground-mounted photovoltaic arrays are being installed on an existing
middle school site. The project does not generate any redevelopment or infill. As such,

this project complies with the intent of the priority infill development area goals. (1.2a).
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. The existing school site has been an operating school for approximately thirty years. The
school is located within an established residential community. As such, there are no
direct connections to open space lands. However, this project will also not impede any

pathway connections or easements that access public lands (1.4a).

. This project is not at the urban interface and will not impact existing site features, to
include mature trees and character-defining features. All work associated with this

project will occur within the existing school property (1.4c).

. This project is on an existing school site, within the boundaries of the City of Carson, and
is not adjacent to other city or county boundaries, or public lands. As such, coordination
with regard to compatibility, access and amenities is not applicable to this project
(1.5a,b).

. The project site is within an existing school site, which is located in a primarily single-
family residential zoning district. As such, mixed-use criteria are not applicable to this

project (2.1b, 2.2b, 2.3b, Land Use Districts, Appendix C).

. The proposed ground-mounted photovoltaic arrays are set back a minimum of twenty feet
from the site’s south property line. Because this school site is zoned “Public,” the
Special Use Permit specifies the setback requirements. As such, this project meets
adopted standards for transitions between non-residential and residential zoning districts
(2.1d).

In accordance with Carson City requirements and the Special Use Permit, this project
meets the required setback requirements and does not encroach on any identified
sensitive areas. As such, there are no anticipated environmental impacts as a result of

this project (3.1b).
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10. The existing Eagle Valley Middle School site is not within a primary floodplain or

geological hazard area (3.3d, e).

11. This project involves the installation of ground-mounted photovoltaic arrays. The project
is expected to reduce reliance on the power grid. The project is on the existing Eagle
Valley Middle School site. Existing site conditions allow adequate access to the
proposed project, without disrupting school operations or neighboring parcels.

Installation of this proposed project will not impact these existing improvements.

12. The project site is an existing middle school site. No off-site development is associated

with this project and this project is not within an identified Specific Plan Area.

Chapter 4: Equitable Distribution of Recreational Opportunities
1. The Eagle Valley Middle School site is not only used by the School District, but is also

used by the community. This project will not impact the community’s use of its
facilities. As such, Eagle Valley Middle School will continue to provide facilities for

community use (4.1b).

2. [Eagle Valley Middle School is not located in a designated open space area or within the

area of the Carson River. As such, this policy is not applicable (4.3a).

Chapter 5: Economic Vitality

1. Being an existing middle school, the site serves the children residing in the surrounding
community and does not distinguish between housing types or labor force populations
(5.1)).

2. The existing school site employs faculty and staff to support the education of its student

population. This work force and the community the school serves indirectly encourages
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the development of regional retail centers. Given the school’s long-standing existence in
the community, there are no new retail centers expected. There is some potential for this
project to generate interest in the community with respect to solar energy and alternative
power supplies, which in turn might lead to retail centers seeing an increase in these types

of businesses. (5.2a).

3. This project involves the installation of ground-mounted photovoltaic arrays and does not
involve retail space. As such, encouraging reuse or redevelopment of underused retail

spaces is not applicable (5.2b).

4. Eagle Valley Middle School has been a part of Carson City for approximately thirty
years, and can arguably be considered a historic resource. This project involves the
installation of photovoltaic arrays. The goal is to minimize dependence on the existing
power grid that in turn will reduce operating costs for the School District. This type of
green technology, while not related to heritage or tourism, allows our Capitol city to
boast its interest in alternative and green energy solutions. This could draw visitors

interested in these technologies to Carson City. (5.4a).

5. This project will have no direct impact on revitalization of the downtown core. However,
alternative energy projects such as this one might spark similar interests within Carson
City that in turn could generate some downtown core revitalization through retail and

tourism uses that are interested in these energy solutions. (5.6a).

6. This project does not incorporate additional housing in or around the downtown area
(5.6¢).

Chapter 6: Livable Neighborhoods and Activity Center

1. This project involves the installation of ground-mounted photovoltaic arrays. As such,

this green energy project will use durable, long-lasting building materials. (6.1a).
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. Photovoltaic arrays are a relatively new addition to the east side of Carson City. This use
will generate visual and technical interest due to its function and appearance. The arrays
will be angled to the south to maximize exposure to the sun. It is important to the
neighbors and the school district that the arrays are effective, without being a visual

nuisance to the neighbors. (6.1b).

. This project involves the installation of ground-mounted photovoltaic arrays.
Architectural features are limited the arrays, which will by their nature provide some
visual interest. This project will not impact existing landscaping or site access and is

consistent with Carson City development standards (6.1c).

. This project is surrounded by well-established residential development, and will comply
with Carson City height, density and setback requirements. Because this school has been
in existence for approximately thirty years, it is a staple in the community. The proposed
green energy additions will be compatible with existing on-site uses and the community
by reducing the dependence of the District on the existing power grid that in turn will

reduce the demand for the community. (6.2a, 9.3b, 9.4a).

. This project is not located in an identified Mixed-Use Activity Center area (7.1a, b).

. The project is not located downtown (8.1a, b, e).

. This project involves the installation of ground-mounted photovoltaic arrays. This

project will not have a development component and as such, will not impact housing

mixtures or densities. (9.1a).
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Chapter 7: Livable Neighborhoods and Activity Center

1. Transit development patterns are not applicable. However, this green energy project may
generate interest that may lead to visitors to see this technology. The existing pedestrian
access routes along the perimeter of the school are suitable to accommodate this use.

(11.2b).

2. Roadways exist throughout this area, and there is no reasonable ability to enhance
roadway connections and/or networks. On-site transportation systems are currently in
place and meet the needs of the site and the community. This photovoltaic array project

will not impact existing on-site traffic patterns. (11.2c).

3. Single-family residences surround the Eagle Valley Middle School project site. Existing
pathways consist of sidewalks and on-site walkways, which are intended to remain. The

United Pathways Master Plan is not applicable to this project (12.1a, c).

Question 2.  Will the effect of the proposed development be detrimental to the immediate

vicinity? To the general neighborhood?

A. Describe the general types of land uses and zoning designations adjoining your property.

North: Single-family residences, (SF 21-P) zoning
East: Single-family residences, (SF 21-P) zoning
South: Single-family residences, (SF 21) zoning
West: Public Regional, (PR) zoning
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B. Explain why your project is similar to existing development in the neighborhood, and why it
will not hurt property values and cause problems, such as noise, dust, odors, vibration, fumes,
lare, or physical activity, etc., with neighboring property owners. Will the project involve an
uses that are not contained within a building? If yes, please describe. Explain how construction-
generated dust (if any) will be controlled. Have other properties in your area obtained approval

of a similar request? How will your project differ in appearance from your neighbors?

Eagle Valley Middle School was built approximately thirty years ago. The school has been in
existence longer than most of the current residences that surround it. This project will not hurt
property values or cause problems such as noise, dust, odors, vibration, fumes, glare or physical
activity because the current use of the site will not change. Given that this project involves the
installation of photovoltaic arrays, neighbors might be concerned about glare. Glare will not be
an issue. The panels will be located along the south property line, and face south. In addition,
they are equipped with non-glare technology. Similar panels are being used at airports, to
include the San Francisco International Airport and the Yuma Arizona airport, with another
installation proposed at the Fresno, California airport. This combined with no anticipated
increase in the school’s population will help ensure there is no adverse impact to property values.

This project will not impact existing school operations or activities.

The project will involve some clearing, grubbing and grading required to level the site and
anchor the support posts. However, any construction-generated dust will be kept to a minimum

with the use of air and water dust palliatives.

C. Provide a statement explaining how your project will not be detrimental to the use, peaceful

enjoyment or development of surrounding properties and the general neighborhood.

The subject property has been used as a school for approximately thirty years. There will be no
change to the use of the property. The new photovoltaic arrays will be placed along the south

portion of the property, away from existing school operations. This project will make the site
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more energy efficient by using green technology, and will have no negative impact on the use,

peaceful enjoyment or development of the surrounding properties within the neighborhood.

D. Consider the pedestrian and vehicular traffic that currently exists on the road serving your
project. What impact will your development have when it is successfully operating? Will
vehicles be making left turns? Will additional walkways and traffic lights be needed? Will you
be causing traffic to substantially increase in the area? What will be the emergency vehicle
response time? State how you have arrived at your conclusions. What City departments have
you contacted in researching your proposal? Explain the effect of your project with the existing

traffic in the area.

Eagle Valley Middle School has been in operation at this site as a school for approximately thirty
years. Because this project involves the installation of ground-mounted photovoltaic arrays,
there is no increase to the student body and as such, will not have any negative impact to
pedestrian or vehicular traffic. Traffic patterns and turning maneuvers will not change as a result

of this project. Emergency vehicle response time will not be adversely impacted.

During installation, construction and delivery equipment will be minimal. Staging, if needed,

will occur on Eagle Valley Middle School property and will not impact neighborhood traffic.

E. Explain any short-range and long-range benefit to the people of Carson City that will occur if
your project is approved.

The site has been used as a school for approximately thirty years, and the Carson City School
District plans to continue to utilize this middle school for years to come. Reducing operating
costs and the demand on our local utilities has been an ongoing pursuit of the School District.
This project is projected to generate a net savings to the District of approximately $70,000 per
year. This will allow the School District to use that savings for other operating needs. As with

the rest of our community, this economy has caused many people to maintain their properties
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with less available money. The School District is no different. This is both a short and long
term benefit to the District and the community. The community indirectly benefits by the
District being able to maintain their facilities with more available funds. In addition, the reduced

power demand by the District reduces the strain on the community’s power grid.

Question 3.  Has sufficient consideration been exercised by the applicant in adapting the

project to existing improvements in the vicinity?

A. How will vour project affect the school district? Will your project add to the student

population or will it provide a service to the student population? How will your project affect
the Sheriff's Office?

Eagle Valley Middle School is part of the Carson City School District, which is the applicant.
This project involves the installation of ground-mounted photovoltaic arrays. This green energy
project will have a positive impact to the District and the school by reducing their reliance on the
community’s power grid and thereby generating a net savings to the District’s power bill of
approximately $70,000 per year. This will allow the School District to use that savings for other

operating needs

This project will not increase the student population, nor will it impact the Sheriff's Office.
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B. If your project will result in the covering of land area with paving or a compacted surface,
how will drainage be accommodated?

The project is to be located in a currently undeveloped portion of the school. This project will
not create any impervious ground surfaces. Run-off from the array structure will discharge onto
the existing undeveloped ground. Since the existing ground appears to have adequate infiltration
characteristics, only minor drainage provisions will be provided to keep excess water away from

the south property line.

C. Are the water supplies serving your project adequate to meet your needs without degrading
supply and quality to others in the area? Is there adequate water pressure? Are the lines in need

of replacement? Is your project served by a well?

This project involves the installation of ground-mounted photovoltaic arrays. It will have no

impact on the water supply system.

D. Is there adequate capacity in the sewage disposal trunk line that you will connect to in order

to serve your project, or is your site on a septic system?

This project involves the installation of ground-mounted photovoltaic arrays. It will have no

impact on the sanitary sewer system.

E. What kind of road improvements are proposed or needed to accommodate your project?

Have you spoken to Development Engineering or Regional Transportation regarding road

improvements?

Road improvements are not required to serve this project. The existing road system to the school
and surrounding neighborhood will not be impacted by this project. However, City planning and

engineering departments have been made aware of this project.
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F. Indicate the source of the information that you are providing to support your conclusions and
statements made in this packet.

The conclusions to support the information contained herein is from input from School
personnel, the consulting engineer, the photovoltaic array consultant, and City Engineering,

Planning & Building Department staff.

G._If outdoor lighting is to be a part of the project, please indicate how it will be shielded from
adjoining property and the type of lighting provided.

No outdoor lighting is associated with this project.

H. Describe the proposed landscaping, including screening and arterial landscape areas.

No new landscaping is proposed for this project. Upon installation of the ground-mounted
photovoltaic arrays, the disturbed ground will be covered with gravel or similar material to

minimize erosion and dust.

I. Provide a parking plan for your project. If you are requesting approval for off-site parking

within 300 feet, provide plans showing (1) parking on vour site, (2) parking on the off-site

parking lot; and (3) how much of the off-site parking area is required for any business other than

your own.

This project does not require parking and does not impact existing parking facilities. The
existing parking lot and the number of existing parking spaces within the lot will not be

impacted. There is no request for additional or off-site parking.
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ACKNOWLEDGMENT OF APPLICANT

I certify that the foregoing 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/Board of Supervisors. 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/Board of Supervisors
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 requirements.

/%Sé /o/v/o

Mark Kqﬁnek, CCSD Director of Operations Date
Applicant
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SPECIAL USE PERMIT APPLICATION
PROJECT IMPACT REPORT STATEMENT
CARSON CITY SCHOOL DISTRICT
EAGLE VALLEY MIDDLE SCHOOL - PHOTOVOLTAIC ARRAYS

This green energy project is proposed to help reduce School District operating costs, reduce the
District’s reliance on the existing power grid and continue to improve their energy efficiency.
The project involves installation of a ground-mounted photovoltaic array (solar energy) system
along the southern portion of the Eagle Valley Middle School property. The amount of space

anticipated for these panels is approximately 60,000 square feet.

It is important to note that this work does not increase the student body or staff populations. This
project will reduce School District operating costs, reduce the District’s reliance on the existing
power grid and continue to improve their energy efficiency. As such, demands on traffic,

drainage, water and sewer are not anticipated to increase as a result of this project.

The following information discusses the impacts related to traffic, drainage, water and sewer:

TRAFFIC: Currently, there are approximately 620 students and 55 staff at Eagle Valley Middle
School. These numbers will not change as a result of this project. This project will have no
impact to on-site or neighboring traffic. Because there is no population or traffic increase as

a result of this project, no calculations or studies have been prepared.

DRAINAGE: This proposed green energy project will not generate any additional impervious
surface. The proposed photovoltaic array system will be installed on undeveloped land. The
existing soil has demonstrated an apparent ability to reasonably infiltrate run-off. While
preliminary at this time, this project intends to cover the surface disturbed by this installation
with gravel or other similar materials to help reduce the potential for erosion or dust. In

addition, the area will be graded to help ensure adjacent properties are not impacted by
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unanticipated run-off. Drainage details specific to this project will be submitted as part of

the anticipated building permit submittal.

WATER: Currently, there are approximately 620 students and 55 staff at Eagle Valley Middle
School. These numbers will not change as a result of this project. This project will have no

impact on the existing water demand.
Landscape areas and irrigation will not be impacted as a result of this project.

Since this project does not involve domestic or irrigation water, no water calculations will be

provided to the City.

SEWER: Currently, there are approximately 620 students and 55 staff at Eagle Valley Middle
School. These numbers will not change as a result of this project. This project will have no

impact on the existing sanitary sewer demand.
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SPECIAL USE PERMIT APPLICATION
GREEN ENERGY PROJECTS - SUPPLEMENTAL INFORMATION
CARSON CITY SCHOOL DISTRICT
EAGLE VALLEY MIDDLE SCHOOL - PHOTOVOLTAIC ARRAYS

In addition to the three Special Use Permit applications for the photovoltaic array projects, which
will each generate 300 kilowatts of power, the Carson City School District has been actively
pursuing conservation, renewable and green energy projects for several years. The past and
present goal of the District is to use capital funds to reduce operating costs. The savings
generated by this improved energy efficiency increases the educational operating funds, which
have a direct impact on teachers and students. It also provides renewable educational

opportunities to the students.

Two other photovoltaic projects are planned at District sites. These two projects will generate an
additional one-megawatt of power. These alternative energy projects will save the District
approximately $200,000 in annual utility charges, and reduce the District’s reliance on the City’s
power grid. Other alternative energy projects being considered involve the use of wind

generation energy.

Since January 2010, the School District has been involved in approximately $1.2M of green
energy projects. There are twelve of these energy efficient projects, which include replacing old

inefficient boilers, lighting retrofits, and heat pump retrofits and replacements.

Carson Middle School is now equipped with a state of the art HVAC temperature control system
that regulates the building with outside air. This air constitutes over fifty percent of the required
cooling load. The temperature control system is linked to the lighting system, which together
condition each area within the building for less operating cost. To further reduce operating costs,
hallways and classrooms take advantage of natural lighting due to the installation of skylights

equipped with lighting sensors and mechanical blinds to maximize the use of natural sunlight.
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The middle school also incorporated two trash compactors, which have already saved the District

approximately $40,000 in landfill disposal fees, not to mention a reduction in vehicle emissions.

These combined energy efficient and green energy projects have already generated a savings to
the Carson City School District of approximately $500,000. With substantially reduced
operating budgets, these savings have been instrumental in helping to meet operating needs and

directly supporting the needs of our students by making funds available to their classrooms.
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Senate Bill No. 114—Senator Schneider

CHAPTER..........

AN ACT relating to energy; requiring the Director of the Office of
Energy to make certain determinations relating to systems for
obtaining solar energy; prohibiting certain restrictions on the
use of systems for obtaining solar energy or wind energy; and
providing other matters properly relating thereto.

Legislative Counsel’s Digest:

Existing law sets forth a prohibition against covenants, restrictions or
conditions contained in deeds, contracts or other legal documents which prohibit or
unreasonably restrict an owner of property from using a system for obtaining solar
energy on his property. (NRS 111.239, 278.0208) Sections 2 and 3 of this bill
include within the prohibition any such covenant, restriction or condition which has
the effect of prohibiting or unreasonably restricting the property owner from using
a solar energy system. Sections 2 and 3 also describe an unreasonable restriction
on the use of a system for obtaining solar energy as including: (1) the placing of a
restriction or requirement that decreases the efficiency or performance of a system
for obtaining solar energy by more than 10 percent of the amount that was
originally specified for the system, as determined by the Director of the Office of
Energy; and (2) the prohibition of a system for obtaining solar energy that uses
components painted with black solar glazing.

Section 1 of this bill requires the Director, if requested to make a determination
concerning the efficiency or performance of a system for obtaining solar energy
pursuant to section 2 or 3, to make the determination within 30 days after receiving
the request. If the Director needs additional information to make the determination,
section 1 authorizes the Director to request that information from the person
requesting the determination and requires the Director to make the determination
within 15 days after receiving the additional information.

Sections 1.5 and 2.5 of this bill set forth a prohibition against covenants,
restrictions or conditions contained in deeds, contracts or other legal documents,
and against local ordinances, regulations or plans, which prohibit or unreasonably
restrict an owner of property from using a system for obtaining wind energy on his
property. Sections 1.5 and 2.5 describe an unreasonable restriction on the use of a
system for obtaining wind energy as the placing of a restriction or requirement on
the use of a system for obtaining wind energy which significantly decreases the
efficiency or performance of the system and which does not allow for the use of an
alternative system at a substantially comparable cost and with substantially
comparable efficiency and performance. Sections 1.5 and 2.5 do not prohibit
reasonable restrictions: (1) imposed pursuant to a determination by the Federal
Aviation Administration that the installation of the system for obtaining wind
energy would create a hazard to air navigation; or (2) relating to the height, noise or
safety of a system for obtaining wind energy.

THE PEOPLE OF THE STATE OF NEVADA, REPRESENTED IN
SENATE AND ASSEMBLY, DO ENACT AS FOLLOWS:

Section 1. NRS 701.180 is hereby amended to read as follows:
701.180 The Director shall:
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. Acquire and analyze information relating to energy and to
the supply, demand and conservation of its sources.

2. Utilize all available public and private means to provide
information to the public about problems relating to energy and to
explain how conservation of energy and its sources may be
accomplished.

3. Review and evaluate information which identifies trends and
permits forecasting of the energy available to the State. Such
forecasts must include estimates on:

(a) The level of demand for energy in the State for 5-, 10- and
20-year periods;

(b) The amount of energy available to meet each level of
demand;

(¢) The probable implications of the forecast on the demand and
supply of energy; and

(d) The sources of renewable energy and other alternative
sources of energy which are available and their possible effects.

4. Study means of reducing wasteful, inefficient, unnecessary
or uneconomical uses of energy and encourage the maximum
utilization of existing sources of energy in the State.

5. Encourage the development of:

(a) Any sources of renewable energy and any other energy
projects which will benefit the State; and

(b) Any measures which conserve or reduce the demand for
energy or which result in more efficient use of energy.

6. In conjunction with the Desert Research Institute, review
policies relating to the research and development of the State’s
geothermal resources and make recommendations to the appropriate
state and federal agencies for establishing methods of developing
the geothermal resources within the State.

7. Solicit and serve as the point of contact for grants and other
money from the Federal Government and other sources to promote:

(a) Energy projects that enhance the economic development of
the State;

(b) The use of renewable energy; and

(c) The use of measures which conserve or reduce the demand
for energy or which result in more efficient use of energy.

8. Coordinate the activities and programs of the Office of
Energy with the activities and programs of the Task Force, the
Consumer’s Advocate and the Public Utilities Commission of
Nevada and other federal, state and local officers and agencies that
promote, fund, administer or operate activities and programs related
to the use of renewable energy and the use of measures which
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conserve or reduce the demand for energy or which result in more
efficient use of energy.

9. If requested to make a determination pursuant to NRS
111.239 or 278.0208, make the determination within 30 days after
receiving the request. If the Director needs additional information
{0 make the determination, he may request the information from
the person making the request for a determination. Within 15 days
after receiving the additional information, the Director shall make
a determination on the request.

10. Carry out all other directives concerning energy that are
prescribed by the Governor.

Sec. 1.5. Chapter 111 of NRS is hereby amended by adding
thereto a new section to read as follows:

1. Except as otherwise provided in subsection 2, any
covenant, restriction or condition contained in a deed, contract or
other legal instrument which affects the transfer or sale of, or any
other interest in, real property and which prohibits or
unreasonably restricts the owner of the property from using a
system for obtaining wind energy on his property is void and
unenforceable.

2. The provisions of subsection 1 do not prohibit a reasonable
restriction or requirement:

(a) Imposed pursuant to a determination by the Federal
Aviation Administration that the installation of the system for
obtaining wind energy would create a hazard to air navigation; or

(b) Relating to the height, noise or safety of a system for
obtaining wind energy.

3. For the purposes of this section, “unreasonably restricts
the owner of the property from using a system for obtaining wind
energy” includes the placing of a restriction or requirement on the
use of a system for obtaining wind energy which significantly
decreases the efficiency or performance of the system and which
does not allow for the use of an alternative system at a
substantially comparable cost and with substantially comparable
efficiency and performance.

Sec. 2. NRS 111.239 is hereby amended to read as follows:

111.239 1. Any covenant, restriction or condition contained
in a deed, contract or other legal instrument which affects the
transfer } or sale of, or any other interest in , real property {that}
and which prohibits or unreasonably restricts or has the effect of
prohibiting or unreasonably restricting the owner of the property
from using a system for obtaining solar fer-wind} energy on his
property is void and unenforceable.
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2. For the purposes of this section, {“unreasonablyrestrietsthe

the

Sollowing shall be deemed to be unreasonable restrictions:

(a) The placing of a restriction or requirement on the use of
fsueh} a system for obtaining solar energy which {signif :
decreases the efficiency or performance of the system by more than
10 percent of the amount that was originally specified for the
system, as determined by the Director of the Office of Energy, and
which does not allow for the use of an alternative system at a
substantially comparable cost and with substantially comparable
efficiency and performance.

(b) The prohibition of a system for obtaining solar energy that
uses components painted with black solar glazing.

Sec. 2.5.  Chapter 278 of NRS is hereby amended by adding
thereto a new section to read as follows:

1. Except as otherwise provided in subsection 2:

(a) A governing body shall not adopt an ordinance, regulation
or plan or take any other action that prohibits or unreasonably
restricts the owner of real property from using a system for
obtaining wind energy on his property.

(b) Any covenant, restriction or condition contained in a deed,
contract or other legal instrument which affects the transfer or
sale of, or any other interest in, real property and which Pprohibits
or unreasonably restricts the owner of the property from using a
system for obtaining wind energy on his property is void and
unenforceable.

2. The provisions of subsection I do not prohibit a reasonable
restriction or requirement:

(a) Imposed pursuant to a determination by the Federal
Aviation Administration that the installation of the system for
obtaining wind energy would create a hazard to air navigation; or

(b) Relating to the height, noise or safety of a system for
obtaining wind energy.

3. For the purposes of this section, “unreasonably restricts
the owner of the property from using a system for obtaining wind
energy” includes the placing of a restriction or requirement on the
use of a system for obtaining wind energy which significantly
decreases the efficiency or performance of the system and which
does not allow for the use of an alternative system at a
substantially comparable cost and with substantially comparable
efficiency and performance.
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Sec. 3. NRS 278.0208 is hereby amended to read as follows:

278.0208 1. A governing body shall not adopt an ordinance,
regulation or plan or take any other action that prohibits or
unreasonably restricts or has the effect of prohibiting or
unreasonably restricting the owner of real property from using a
system for obtaining solar {er-wind} energy on his property.

2. Any covenant, restriction or condition contained in a deed,
contract or other legal instrument which affects the transfer £ oor
sale of, or any other interest in , real property {that} and which
prohibits or unreasonably restricts or has the effect of prohibiting
or unreasonably restricting the owner of the property from using a
system for obtaining solar jer-wind} energy on his property is void
and unenforceable.

3. For the purposes of this section,

the-use-of-a-systemfor obtaining-solar-or-wind-energy” meanst the
Sollowing shall be deemed to be unreasonable restrictions:

(@) The placing of a restriction or requirement on the use of
fsueht a system for obtaining solar energy which {significantls
decreases the cfficiency or performance of the system by more than
10 percent of the amount that was originally specified for the
system, as determined by the Director of the Office of Energy, and
which does not allow for the use of an alternative system at a
substantially comparable cost and with substantially comparable
efficiency and performance.

(b) The prohibition of a system Sor obtaining solar energy that
uses components painted with black solar glazing.

Sec. 4. This act becomes effective upon passage and approval.

20 . 09
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Rea Thompson - Eagle Valley Project REEE}VEE
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From:  Jane Flack <jjs101puppies@sbcglobal.net> 22 2010

To: "planning@carson.org" <planning@carson.org> CARSON CITY
Date:  11/18/2010 8:51 PM PLANNING DIVISION
Subject: Eagle Valley Project

This project is good and a long time coming. We were afraid that the naysayers who whined and complained
about the previous project planned at EVMS had succeeded in squashing all future energy saving plans. Had
people not been so negative the previous plan might have been adjusted to fit the area in positive

ways expressed by many of the people. Please have the foresight to see the NIMBY's as they are, whiners and
always a part of the problem instead of the solution. As far as we know not one family living north and east of
this plan complained when Al Bernhard developed and built the lots that surround the proposed project area.

The idea is good, the planning looks sound and the costs have been mostly addressed. We would hope that you

will all stand tall and make the right decision regarding the photovoltaic panels at EVMS by issuing a Special Use
Permit for the project.

Over the last twenty years the school has been as good a neighbor as possible. There have been a few ups and

downs over the years. Naturally some years and children are better than others but in the big picture it has been
a good relationship. Just as some of our neighbors are good and some not so good.... this is life.

We can be reached at 775.883.9224 if you have any questions regarding our comments.

Thank you,
Virgil and Barbara Flack

file://C:\Documents and Settings\rthompson\Local Settings\Temp\XPgrpwise\4CES91D6... 11/22/2010




| (12/8/2010) Jennifer Pruitt - RE: Solar array project at EVMS SUP-10-090 Page 1 |

From: Dean Altus <nv_altus@yahoo.com>

To: <jpruitt@carson.org>

Date: 12/2/2010 9:56 PM

Subject: RE: Solar array project at EVMS SUP-10-090

Dear Ms. Pruitt:

As residents who would be directly impacted by the EVMS solar array project, we
wish to go on record as adamantly opposed to the currently proposed location of
the array. We also wish to go on record as being in absolute disagreement with
conditions 2 & 7 of the SUP, specifically:

2. The proposed use will not be detrimental ... peaceful enjoyment, economic
value... of surrounding properties; and will cause no noise..."

If the project goes through as currently planned, there most certainly will be
degraded enjoyment of our home, compromise of our visual corridor, and
diminished value of our property.

While we are not anti-solar or anti-this project, we truly want the CCSD and
taxpayers to reap the huge energy savings this project promises to provide, we
are strongly object to the proposed location of the array. We suspect this site
was chosen primarily because it offers the least amount of preparation, time and
money, to receive the array by the deadline. Although offered with an amended
alternate design, no amount of excavation will be able to drop the array below
our line of sight, or that of our neighbors. It will be impossible NOT to see

it from our property every time we step outdoors as it will be placed on an
up-slope directly behind our back fence.

The peaceful enjoyment of our property will also be degraded by the sound of the
array conditioners. The Hamilton representative reported that they make a
humming-sound of ~65 db, which he said was like, "the volume of the average
conversation." 65 db is also likened to the ambient noise of riding in an
automobile. While it is interesting to know the db level, it is the sound
"frequency"” that is of real concern which has not been divulged. We spend a lot
of time in our backyard during the peak summer months, which are also the
array's peak solar-collection months. Our family time enjoyment of the outdoors
will be curtailed because of the sight and sound of the array.

Also not divulged is the impact we residents stand to incur. We don't think it
unreasonable to ask that CCSD provides us, as the affected residents, with an
impact statement that explains how we will be affected visually and
economically. As a good neighbor, CCSD owes us that much. An appraisal of
economic impact from a property appraiser with experience in this area would be
appreciated.

7. "The project will not result in... prejudice to other property in the
vicinity."

Although not "schooled" in this government jargon (prejudice to other property),
if we are to infer that it means that others may make a judge against our
property based upon its proximity to this project, then condition #7 is false.
Because of the high-tech utility that may be erected in our backyard, our
property will be perceived as less-valuable, potential buyers will be prejudiced
against our home, which will affect our ability to sell and our asking price.
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Please add these objection comments to the SUP package.
Thank you --

Homeowners

Diane and Dean Altus
964 Buzzy's Ranch Road
Carson City NV 89701
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o MEMORANDUM

RECEIVED

DEC 0 6 2010
TO: Lee Plemel, Planning Director

i ] i CARSON CITY
Jennifer Pruitt, Senior Planner PUANNING DITISION

FROM: Roger Moellendorf, Parks and Recreation Director
Vern L. Krahn, Park Planner

W
DATE:  December 6, 2010 L

SUBJECT: Parks and Recreation Department’s comments for the
Wednesday, December 15, 2010, Planning Commission meeting

SUP-05-221 No Comments
SUP-05-218 No Comments

SUP-10-090 Carson City owns a Hidden Meadows Subdivision Lot (APN 010-611-01) on the
southeast corner of the School District property. This property was purchased to
provide a possible trail connection from the adjacent subdivision to the middle
school and potentially a small, passive neighborhood park. Our department takes
no exception to this project provided the location and layout of the photovoltaic
arrays on the southeast corner of the School District’s property will not prohibit
future trail development and connections to the middle school.

SUP-10-104 Since 2005, the Parks and Recreation Department has been working with the
applicant on a vision for the Brewery Arts Center’s outdoor plaza and events area
project. This idea for the project was identified in the Parks and Recreation
Master Plan as an opportunity “to provide a passive urban recreation area that
will have features that appeal to adults and seniors” (Refer to Exhibit A). In
addition, this project will begin the process to address the lack of parks in this
area of the community. Recently, our department staff has been working with
the applicant’s design team, including attendance at a public informational
meeting on the project’s conceptual design.

Our department supports the project’s overall vision as it is identified in the
Parks and Recreation Master Plan and the conceptual site plan as presented to the
Planning Commission. It is important for both the applicant and Planning
Commission to realize that during these challenging budget times our department
canmot make any commitments to provide maintenance for this project without
corresponding funding and personnel resources. If in the future a funding source
for the project’s maintenance can be identified, our department will be willing to
discuss this opportunity with the applicant.

PARKS & RECREATION DEPARTMENT - 3303 Butti Way, Building #9 + 88701 -+ (775) 887-2262

Parks ® Recreation ® (Open Space ® Facilities ® Lone Mountain Cemetery
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