
City of Carson City 
Agenda Report 

 
 
Date Submitted: April 12, 2011       Agenda Date Requested: April 21, 2011 

      Time Requested: 5 minutes 
 
To: Mayor and Board of Supervisors 
  
From: Public Works - Planning Division 
 
Subject Title:  Action to introduce, on first reading, Bill No. ______, an ordinance to change the 
zoning of three parcels of approximately 6.6-acres, APNs 009-551-03, 009-551-08, and 009-551-
31, located at 788 and 900 Fairview Drive and 900 Mallory Way from Limited Industrial (LI) to 
General Commercial (GC).  (ZMA-11-013)  (Lee Plemel) 
 
Summary: This Zoning Map Amendment would allow the 6.66 acre site to be developed for the 
proposed Silver State Charter School campus.  Schools are prohibited in the Limited Industrial 
zoning district. 
 
Type of Action Requested 

  Resolution       Ordinance-First Reading 
  Formal Action/Motion     Other (Specify) 

 
Does This Action Require A Business Impact Statement: (   ) Yes     ( X) No 
 
Planning Commission Action:  Recommended approval on March 30, 2011 with a vote of 7 
ayes and 0 nays. The Commission also approved Special Use Permit SUP-11-014 7-0. 
 
Recommended Board Action: I move to introduce, on First Reading, Bill No. ______, an 
ordinance to change the zoning of three parcels of approximately 6.6-acres, APNs 009-551-03, 
009-551-08, and 009-551-31, located at 788 and 900 Fairview Drive and 900 Mallory Way from 
Limited Industrial (LI) to General Commercial (GC), based on the findings contained in the staff 
report. 
 
Explanation for Recommended Board Action: The Board of Supervisors, pursuant to the 
Carson City Municipal Code, is required to take final action on all zoning map amendments.  
This is the first of two readings to amend the Title 18 City Zoning Map by ordinance.  See the 
complete staff report to the Planning Commission for more information. 
 
Applicable Statute, Code, Policy, Rule or Regulation:  CCMC 18.02.075 (Zoning Map 
Amendments). 
 
Fiscal Impact: N/A 
 
Explanation of Impact: N/A 
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Funding Source: N/A 
 
Alternatives:  
  1)  Approve the Zoning Map Amendment  
  2) Deny the Zoning Map Amendment. 
   3) Refer the matter back to Planning Commission for further review. 
 
Supporting Material:    1) Ordinance 
    2) Planning Commission Case Record 
    3) Staff Report and Planning Commission packet 
 
Prepared By: Janice Brod, Management Assistant V 
 
Reviewed By:  
 

  _________________________________  Date: ________________________ 
  (Planning Director) 

 
  ________________________________  Date: ________________________ 
  (Public Works Director) 

 
  ________________________________  Date: ________________________ 
  (City Manager)  
 
  _________________________________  Date: ________________________ 
  (District Attorney’s Office)  

 
 
Board Action Taken: 
 
Motion: ______________________________ 1) _________________ Aye/Nay 
       2) _________________ ________ 
           ________ 
           ________ 
           ________ 
           ________ 
 
 
_________________________ 
(Vote Recorded By) 
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ORDINANCE NO.  2011- ______ 
 

BILL NO.  _____ 
 

AN ORDINANCE TO CHANGE THE ZONING OF THREE 
PARCELS OF APPROXIMATELY 6.6-ACRES, APN’S 009-551-
03, 009-551-08 AND 009-551-31, LOCATED AT 788 AND 900 
FAIRVIEW DRIVE AND 900 MALLORY WAY FROM LIMITED 
INDUSTRIAL (LI) TO GENERAL COMMERCIAL (GC). 

 
 
 

Fiscal Effect: None 
 

THE CARSON CITY BOARD OF SUPERVISORS HEREBY ORDAINS:  
 
SECTION I:  

An application for a Zoning Map Amendment on Assessor’s Parcel Numbers 

009-551-03, 009-551-08 and 009-551-31, property located at 788 Fairview Drive, 900 

Fairview Drive and 900 Mallory Way, Carson City, Nevada, was duly submitted by  

Palmer Engineering Group, Ltd. in accordance with Section 18.02.075, et seq. of the 

Carson City Municipal Code (CCMC). The request will result in the zoning designation 

of approximately 6.6 acres changing from Limited Industrial (LI) to General Commercial 

(GC). After proper noticing pursuant to NRS 278 and CCMC Title 18, on March 30, 

2011, the Planning Commission, during a public hearing, reviewed the Planning 

Division staff report, took public comment and voted 7 ayes, 0 nays to recommend to 

the Board of Supervisors approval of the Zoning Map Amendment. 
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SECTION II: 

Based on the findings that the Zoning Map Amendment would be in substantial 

compliance with the goals, policies and action programs of the Master Plan, that the 

Amendment will provide for land uses compatible with existing adjacent land uses and 

will not have detrimental impacts to other properties in the vicinity, that the Amendment 

will not negatively impact existing or planned public services or facilities and will not 

adversely impact the public health, safety and welfare, and that the request satisfied all 

other requirements for findings of fact enumerated in CCMC Section 18.02.075(5), the 

zoning map of Carson City is amended changing the zoning designation of 

approximately 6.6 acres of property identified as 788 Fairview Drive, 900 Fairview Drive 

and 900 Mallory Way, APNs 009-551-03, 009-55108 and 009-551-31, from Limited 

Industrial (LI) to General Commercial (GC), as shown on “Exhibit A,” attached. 

 

 PROPOSED this         day of                    , 2011. 
 
 PROPOSED BY Supervisor         
 
 PASSED on the _____ day of ____________________, 2011. 
 

   VOTE: AYES:  __________________________________ 
 

__________________________________ 
 

__________________________________ 
 

__________________________________ 
 

__________________________________ 
 

NAYS: __________________________________ 
 

__________________________________ 
 

ABSENT: __________________________________ 
 
 

     
 __________________________________ 

      ROBERT L. CROWELL, Mayor 
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ATTEST: 
 
___________________________ 
ALAN GLOVER, Clerk-Recorder 
 
This ordinance shall be in force and effect from and after the ____ of 
_______________, 2011. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



EXISTING ZONING MAP 
 

 
 

PROPOSED ZONING MAP 
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CARSON CITY PLANNING COMMISSION 
 

CASE RECORD 
 
MEETING DATE: March 30, 2011      AGENDA ITEM NO.: H-3(A) 
______________________________________________________________________________________ 
APPLICANT(s) NAME:   Palmer Engineering Group & Silver State High School FILE NO.  ZMA-11-013 
PROPERTY OWNER(s):    JZJP LLC, Samantha Partners LLC, Leichtfuss Brothers Property 
______________________________________________________________________________________ 
ASSESSOR PARCEL NO(s):  005-011-03, -08, and -31 
ADDRESS:  900 Mallory Way, 788 Fairview Dr. and 900 Fairview Dr. 
______________________________________________________________________________________ 
APPLICANT'S REQUEST:   Action to make a recommendation to the Board of Supervisors on a Zoning Map 
Amendment application to change the zoning from Limited Industrial (LI) to General Commercial (GC). 
______________________________________________________________________________________ 
 
COMMISSIONERS PRESENT: [X]   KIMBROUGH [X]   MULLET   [X]   HEATH 
 
 [X]   DHAMI  [X]   SHIRK   [X]   VANCE  [X]   WENDELL 
 
 
STAFF REPORT PRESENTED BY: Lee Plemel/Jennifer Pruitt  [X] REPORT ATTACHED 
STAFF RECOMMENDATION: [X] APPROVAL 
APPLICANT REPRESENTED BY: Mark Palmer, Steve Knight, George Szabo, John Uhart 
 
 
 __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: 
 
Jim Shirk:  Are there buses?  How many on site?  How many students are there currently? 
 
Steve Knight:  500+ and 1000 are proposed.  This is a closed campus. 
 
Craig Mullet:  Why do you need a multi-use field? 
 
Steve Knight:  The school is required to provide the same education to the students as other schools, even 
P.E. 
 
Public Comment: 
 
Alicia Johnson:  Legal representative of adjacent property owner- The area was developed my PM in 1979 
without an easement agreement.  Main concern- her client was not approached by the applicant.  I am 
concerned that nothing in the staff report requires Silver State Charter School to participate in the maintenance 
of the existing road.  The road is in poor condition and has issues-who will remove the snow?  How will the 
cross walk work?  This area is not appropriate for kids.  This is NOT the best place for a school.  Deny this 
application. 
 
Linda Oakes:  There have been issues in the past with this issue over loitering.  Kids will be kids.  My tenants 



do not want to be disturbed.  There is no place for these kids to go in this area.  We need a school like this in 
Carson City, just not in this area. 
 
Don Heldon:  Carson Valley Welding- Will there be parking on the street?  We will paint the curb red!  
Property values will go down.  Reject this proposal at this time.  We need more time to address the issues.  
Fairview is a mess.  It has the most accidents in Carson City. 
 
Joel:  We were not contacted.  We are a neighbor.  There is no place for the kids to go. 
 
Sunny:  via cell phone message- You have every reason to worry.  I live in the apartments adjacent to the 
existing school on Carson Street.  We have more petty crime as a result of the school.  The kids run the 
streets, smoke cigarettes, and throw trash. 
 
 
 
MOTION WAS MADE TO RECOMMEND APPROVAL WITH THE FINDINGS AND CONDITIONS AS 
ENUMERATED ON THE STAFF REPORT 
 
 
MOVED: Wendell SECOND: Sattler PASSED: 7/AYE  0/NO /ABSTAIN /ABSENT 
 
SCHEDULED FOR THE BOARD OF SUPERVISORS                                DATE: April 21, 2011 



CARSON CITY PLANNING COMMISSION 
 

CASE RECORD 
 
MEETING DATE: March 30, 2011      AGENDA ITEM NO.: H-3(B) 
______________________________________________________________________________________ 
APPLICANT(s) NAME:   Palmer Engineering Group & Silver State High School  FILE NO.  SUP-11-014 
PROPERTY OWNER(s):   JZJP LLC, Samantha Partners LLC, Leichtfuss Brothers Property 
______________________________________________________________________________________ 
ASSESSOR PARCEL NO(s):  005-011-03, -08, and -31 
ADDRESS:  900 Mallory Way, 788 Fairview Dr. and 900 Fairview Dr. 
______________________________________________________________________________________ 
APPLICANT'S REQUEST:   Action to consider a Special Use Permit request to allow a charter high school in 
General Commercial (GC) zoning. 
______________________________________________________________________________________ 
 
COMMISSIONERS PRESENT: [X]   KIMBROUGH [X]   MULLET   [X]   SATTLER 
 
 [X]   DHAMI  [X]   SHIRK   [X]   VANCE  [X]   WENDELL 
 
 
STAFF REPORT PRESENTED BY: Lee Plemel/Jennifer Pruitt  [X] REPORT ATTACHED 
STAFF RECOMMENDATION: [X] CONDITIONAL APPROVAL 
APPLICANT REPRESENTED BY: George Szabo, John Uhart, Steve Knight, Mark Palmer 
 
 
 __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: 
 
Public comment: 
 
Alicia Johnson, Allison McKenzie Law Firm (letter in record) (for HPR Family):  HRP family owns the 
road; other property owners have “easement” to use it.  Concerned that Silver State Charter School will not 
participate in fixing the road.  What about snow removal?  Concerned it’s not an appropriate area for children. 
 
Linda Oakes: 940 Mallory Way (immediately east of project site).  Prior tenants complained about similar uses 
such as churches and theater use.  It’s “unreasonable” to believe kids won’t wander down the street to other 
properties.  Does not fit in industrial area. 
 
Don Heldon: Carson Valley Welding (business on Mallory Way)- Will zoning affect property values of other 
properties?  Need more time to gather facts.  Traffic is less now because business is slow; it will increase when 
business increases. 
 
Joel McManimi: (tenant on Mallory Way)- Trucks at the end of the street impede access.  Where are kids 
going to go for lunch? 
 
 
 



APPEAL PROCESS MENTIONED AS PART OF THE RECORD 
 
MOTION WAS MADE TO APPROVE 
 
 
 
MOVED:   Wendell SECOND:   Sattler PASSED:       7/AYE       0/NO        /ABSTAIN        /ABSENT 



 
 

STAFF REPORT FOR PLANNING COMMISSION MEETING OF MARCH 30, 2011 
 
FILE NO: ZMA-11-013   AGENDA ITEM: H-3(A) 
 
STAFF AUTHOR:  Jennifer Pruitt, Principal Planner 
 
REQUEST:  A Zoning Map Amendment to change the zoning of the three parcels (6.66 acres) from 
Limited Industrial (LI) to General Commercial (GC). 
 
APPLICANT: Palmer Engineering Group, Ltd. 
 
OWNERS:  Samantha Partners, LLC, JZJP LLC and Leichtfuss Brothers Properties  
 
LOCATION: 788, 900Fairview Drive and 900 Mallory Way 
 
APNS:  009-551-03, 009-551-08 and 009-551-31 
 
RECOMMENDED MOTION (if the Commission approves SUP-11-014): “I move to recommend to 
the Board of Supervisors approval of ZMA-11-013, a Zoning Map Amendment to change the 
zoning of three parcels totaling 6.6 acres,  APNs 009-551-03, -08 and-31 from Limited Industrial  
to General Commercial, property located at 788 and 900 Fairview Drive and 900 Mallory Way, 
based on the findings contained in the staff report.” 
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LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.075 (Zoning Map Amendments). 
 
MASTER PLAN DESIGNATION:  Mixed Use Commercial 
 
CURRENT ZONING:  Limited Industrial 
 
PROPOSED ZONING: General Commercial 
 
SURROUNDING LAND USE AND ZONING: 
 
SURROUNDING ZONING AND LAND USE INFORMATION 
 
NORTH:  Public Regional (PR)/Limited Industrial (LI) – Commercial, Industrial and  Governor’s 

Field 
SOUTH:  Limited Industrial (LI) – Commercial 
EAST:     Limited Industrial (LI) – Residential 
WEST:   Limited Industrial (LI) – Commercial/Industrial 
  
ENVIRONMENTAL INFORMATION  
 
1. FLOOD ZONE:  Zones AH – (100-year flood plain, 1-3 foot depth-average)  
 
2. SLOPE/DRAINAGE:  portions of the subject sites are currently developed.  
 
3. EARTHQUAKE: There are no faults within 500 feet of the subject site. 
 
KEY ISSUE: 

• Would the Zoning Map Amendment be consistent with the proposed Carson City Master 
Plan? 

 
BACKGROUND: 
 
The applicant has provided in this packet a detailed history of the 2.5 year process the Silver State 
Charter School has undertaken related to the selection of a viable and permanent school campus site 
(see attached site approval process history).  
 
DISCUSSION: 
 
The applicant has submitted a Special Use Permit application to allow a 95,920 square foot Charter 
School to be processed concurrently with the subject Zoning Map Amendment. It is important to note 
the proposed Special Use Permit application approval is dependent upon the approval of the subject 
ZMA application. Staff only recommends approval of the Zoning Map Amendment if the Special Use 
Permit is also approved.  
 
The subject site is zoned Limited Industrial. The Special Use Permit request is dependent on the 
approval of the subject  ZMA application, for the reason that a “public school “ is prohibited within the 
Limited industrial zoning district.   
  
The subject parcels comprise approximately 6.66 acres and are located on the north of Fairview Drive 
and south of Governor’s Field. The proposed project consists of three parcels of land, two of which front 
Fairview Drive and one that fronts Mallory Way and Governor’s Field. Vehicular access for the 
proposed charter school campus is primarily two access points from Mallory Way and there is also a 
secondary access point from the north from Governor’s Field. 
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EXISITNG ZONING MAP 
 

 
 

PROPOSED ZONING MAP 
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Master Plan Consistency 
The existing land use designation is consistent with the future Silver State Charter School. Pursuant to 
the Carson City Master Plan in the Mixed Use Commercial land use designation,   Primary Uses are 
noted as:  Commercial retail and offices and Secondary Uses are noted as:  Open space, parks, trails, 
schools, places of worship, and other public uses, and senior housing facilities are also appropriate.  
 
As the Carson City Freeway is completed it is anticipated that the Fairview Drive corridor will transition 
from its current industrial zoning to more commercial oriented uses.  
 
Master Plan-Zoning Consistency 
The Master Plan Land Use Map shows the future anticipated or desired land use condition.  The zoning 
of a parcels, which may presently be different than or inconsistent with the present Master Plan 
designation for a parcel, provides the specific property development entitlements—i.e. what types of 
uses are permitted.   
 
The surrounding neighborhood is a mixture of unique uses which include Industrial uses, Parks and 
Recreation uses, commercial uses and residential uses. To the immediate south is Fairview Drive, 
Fitness for 10, Commercial/Office uses. To the immediate east is a single family dwelling unit and 
industrial uses. To the north is Mallory Way, Governor’s Field and the Nevada Appeal building. To the 
immediate west is a mixture of commercial/industrial uses (beauty college, church, photo studio and 
youth center).  
 
The proposed General Commercial zoning designation will provide for compatible uses and zoning. The 
purpose of the GC zoning district is to preserve a commercial district limited primarily to retail and 
wholesale sales of new and used material, repair and service facilities, and offices. 
 
The applicant is proposing a charter school campus use for the residents of Carson City on the subject 
parcel.  As the discussion within their application indicates, Silver State High School would like to 
pursue the conceptual development plan which includes a five phased development.  
 
PUBLIC COMMENTS:  Public notices were mailed to 31 adjacent property owners within 620 feet of 
the subject parcel in accordance with the provisions of NRS and CCMC 18.02.045.  As of March 22, 
2011, letters of opposition to this application and the accompanying application were received from 
three adjacent property owners and one leasing business within one of those properties (see attached 
letters). Additionally, staff received a phone call from another adjacent property owner (950 Fairview 
Drive), Gene Empey, expressing opposition based upon concerns of poor existing access on Mallory, 
increased traffic, and safety for the school children. (Note: These comments generally pertain more to 
the Special Use Permit application for the proposed school use.) Any comments that are received after 
this report is completed 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:  
 
Carson City Engineering Division:    
 

• The Engineering Division has no preference or objection to the zoning change requested. 
Information submitted with the application has demonstrated that infrastructure can support 
the request within standard development practices. 

 
Carson City Health Department:   
 

• Carson City Health and Human Services has no comments regarding the project as 
described in the packet received.   
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Carson City Building Division: 
 

• No comments.  
 
Carson City Parks and Recreation Department:  
 

• The Parks and Recreation Department supports the applicant’s request for a zoning map 
amendment from Limited Industrial to General Commercial.  Staff believes this land use 
change is more compatible with and minimizes potential conflicts with Governors Field’s 
public regional zoning than he current zoning and industrial uses.  Also, this zoning map 
amendment will bring this land use into compliance with the City’s Master Plan’s Land Use 
Map.  This is important because as the Fairview Drive corridor continues to develop into a 
major gateway into the downtown area, our department believes mixed-use commercial is 
more in keeping with the community’s vision for this arterial street.  

 
Carson City Fire Department:   
 

• The proposed project must meet all codes and ordinances as they relate to this request.  
 

FINDINGS:  Staff recommends the following findings for approval pursuant to the Carson City Municipal 
Code Section 18.02.075(5), Zoning Map Amendments, and further substantiated in the applicant’s 
written justification. 
 
1. The proposed amendment is in substantial compliance with the goals, policies and 

action programs of the Master Plan.  
 
Rationale:  The proposed amendment meets the intent of the Mixed Use Commercial Master Plan 
designation for the subject property as detailed in the staff report discussion, above. General 
Commercial zoning is an appropriate zoning district for Mixed Use Commercial at this time.  
 
The proposed amendment will be in substantial compliance with the following: 
 

GOAL 1.1— PROMOTE THE EFFICIENT USE OF AVAILABLE LAND AND RESOURCES. 
 
1.1e—Sustainable Construction Techniques 
Encourage the use of sustainable building materials and construction techniques, through 
programs such as the US Green Building Council's LEED (Leadership in Energy Efficiency and 
Design) program which provides voluntary national standards and certification for a range of 
new construction types to promote the development of energy efficient, sustainable buildings.  
 
1.1f—Energy Conservation 
Encourage the incorporation of site planning and other design techniques that promote solar 
and wind efficiency in the construction of new homes and non-residential development (e.g., 
maximizes solar exposure to capture energy and speed snow melt during winter months). 
Encourage the use of new and emerging technologies that lead to increased energy 
conservation for both residential and non-residential uses. 
 
GOAL 1.2—PROMOTE INFILL AND REDEVELOPMENT IN TARGETED AREAS 
 
1.2a—Priority Infill and Redevelopment Areas: 
Two levels of priority have been identified for areas identified for potential infill and 
redevelopment on the Land Use Map. 
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GOAL 1.4—MANAGE THE IMPACTS OF FUTURE GROWTH WITHIN THE URBAN 
INTERFACE 
 
1.4a—Vehicular and Pathway Access 
Ensure that vehicular and pathway access to surrounding public lands are maintained as 
development occurs within the Urban Interface—the area at the fringe of the City’s core area 
that borders both urban development and open lands. Require pathways, bicycle facilities, and 
roadway easements through future developments as identified in the Unified Pathways Master 
Plan. 
 
1.4c—Protection of Existing Site Features:  
Ensure that development at the Urban Interface is designed to minimize disturbances to existing 
stands of mature trees, distinctive topographic features (hillsides/ridgelines), and other 
character-defining features, particularly those that are visible from other locations in the 
community.  Require a detailed site analysis for any development at the Urban Interface to 
identify unique features to be protected. 
 
GOAL 2.1—ENCOURAGE DIVERSITY IN CITYWIDE LAND USE MIX 
 
2.1b—Mixed-Use Development 
Encourage mixed-use development patterns (both vertically and horizontally mixed-use as 
appropriate given the surrounding development context) along major gateway corridors, in 
designated activity centers, downtown, and in other locations as identified on the Land Use 
Map. 
 
GOAL 2.3—PROVIDE OPPORTUNITIES FOR A RANGE OF RETAIL SERVICES 
 
2.3b—Mixed-Use Development 
 
Encourage the incorporation of complementary retail development in conjunction with 
employment and residential uses, as supported by the policies for the Mixed-Use Employment 
and Mixed-Use Residential land use categories contained in Chapter 3. 
 
GOAL 3.3—MINIMIZE IMPACTS OF POTENTIAL NATURAL DISASTER EVENTS ON THE 
COMMUNITY 
 
3.3d—Floodplain and Hazard Area Development  
Continue to discourage development within the 100-year floodplain and other hazard areas and 
require development on flood prone properties to be clustered out of the 100-year floodplain as 
defined by FEMA. 
 
3.3e—Geologic Hazards  
Continue to require any development with an identified earthquake fault on site to have a 
professional geotechnical report to establish required setbacks from the fault to structures and 
other mitigation measures.  
 
GOAL 6.1—PROMOTE HIGH QUALITY DEVELOPMENT  
 
6.1a—Durable Materials require the use of durable, long-lasting building materials for all new 
development. 
 
6.1b—Neighborhood Design  
Promote variety and visual interest in the design of new neighborhoods through the 
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incorporation of varied lot sizes, building styles and colors, garage orientation, and other 
features, as consistent with the land use policies contained in Chapter 3 of this Plan. 
 
6.1c—Variety and Visual Interest  
Promote variety and visual interest in the design of new development through the incorporation 
of well-articulated building facades, clearly defined entrances and pedestrian connections, 
landscaping, and other features as consistent with the City’s Development Standards. 
 
GOAL 6.2—PROMOTE COMPATIBLE INFILL AND REDEVELOPMENT  
 
6.2a—Neighborhood Compatibility  
Ensure that infill and redevelopment is of a scale and character that is compatible with and 
enhances the surrounding development context through the use of appropriate height and 
density transitions, similar setbacks and lot coverage, garage and loading area location and 
configuration, connectivity to surrounding development, and other neighborhood specific design 
considerations. 
 
GOAL 11.2—COORDINATE LAND USE AND TRANSPORTATION DECISIONS TO SUPPORT 
THE USE OF ALTERNATIVE MODES 
 
11.2b—Transit Supportive Development 
Promote the development of transit-supportive development patterns (e.g., mix of uses, 
pedestrian-orientation, higher density) along major travel corridors to facilitate future transit. 
Identify opportunities for transit and pedestrian-oriented development patterns on the Land Use 
Map and coordinate the review of development proposals with local transit providers and the 
Regional Transportation Commission as appropriate to respond to existing/planned transit 
service. 
 
11.2c—Enhanced Roadway Network 
Seek opportunities to enhance the City’s north/south arterial and collector street network in 
conjunction with future development (as consistent with the Transportation Plan) to improve 
connectivity and further enhance the feasibility of broader transit service and transit supportive 
development patterns. 
 
GOAL 12.1—ESTABLISH A CITY-WIDE SYSTEM OF MULTI-USE PATHWAYS 
 
12.1a—Enhance the Pathways Network 
Continue to maintain and expand the City’s existing network of pathways to link distinct 
geographic locations within the community and to provide improved access to and between 
neighborhoods, activity centers, schools, and other destinations. Provide multi-use paths where 
necessary as identified on the Unified Pathways Master Plan map to cross physical barriers, 
establish direct connections between neighborhoods, activity centers, schools (as consistent 
with the Safe Route to School public safety program), and other destinations, and to take 
advantage of available opportunities such as utility and open space corridors where possible. 
 
12.1c—Section-by-Section Implementation 
Seek opportunities to complete individual sections of the City’s adopted Unified Pathways 
Master Plan on a site-by-site and “missing link” basis as future development occurs. Continue to 
require future development to construct, to City standard, on-site sidewalks and connections to 
adjacent pedestrian and bicycle systems as needed and coordinate the dedication of 
rights-of-way for planned pathway connections at the time of development. 
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2. The proposed amendment will provide for land uses compatible with existing adjacent 
land uses and will not have detrimental impacts to other properties in the vicinity.  

 
Rationale:  The proposed amendment will provide for zoning that is compatible with existing and 
planned future uses on adjacent properties.  The property directly to the south has been identified for 
commercial and industrial uses.  This ZMA will allow the Silver State Charter School to develop the 
school campus on site. 
 
The MUC designation is intended to encourage a more compact, mixed-use pattern of development 
along the City’s major gateway corridors than that which that exists today.  While commercial retail and 
offices will generally be the primary uses in MUC areas, a percentage of the total land area of each site 
may be devoted to higher density residential uses, such as townhomes, apartments, lofts, and live-work 
units—creating a diverse mix of uses that make it possible to live, work, and meet day-to-day needs 
within close proximity.  MUC development should incorporate pedestrian-friendly design elements and 
should be designed with clear connections to transit stops and surrounding development.    
 
The proposed General Commercial zoning designation will provide for compatible uses and zoning. The 
purpose of the GC zoning district is to preserve a commercial district limited primarily to retail and 
wholesale sales of new and used material, repair and service facilities, and offices.  Temporary 
unscreened outdoor display and sale of merchandise for a period not to exceed 30 days within a 
calendar year may be authorized by the Director subject to Title 18.02.115.8 (Outdoor Sales and 
Activities). 
 
It is not anticipated that the proposed use will result in a detrimental impact to other properties within 
the vicinity.  
 
The school is planned for 1000 students, although due to the on-line distance nature of the curriculum, 
no more than 143 students will be on campus at any given time based on a schedule of seven sessions 
per week. This curriculum will result in a significant decrease of the student body on campus at any 
given time and that is an important factor in the proposed use. 
 
3. The proposed amendment will not negatively impact existing or planned public services 

or facilities and will not adversely impact the public health, safety and welfare.  
 
Rationale:  Existing facilities appear to be adequate for this project per the Engineering   Division. 
 
A Drainage Impact Report was completed by Palmer Engineering Group, Ltd. and submitted to City 
Staff on February 17, 2011. The report notes that the campus plan includes the utilization of existing 
buildings, parking lots and underground utilities, the applicant does not anticipate any added impact to 
the storm drainage system currently in place. Any necessary improvements to the existing storm 
drainage facilities will follow the recommendations of the Public Works Department. 
 
Most MUC development will occur through infill and redevelopment, within established areas of the 
City. Therefore, establishing a strong physical and visual relationship to adjacent neighborhoods and 
the community will be an important consideration.. 
 
4.  That sufficient consideration has been exercised by the applicant in adapting the project 
 to existing improvements in the area.  
 
Rationale: A Water Impact Report was completed and submitted by Palmer Engineering Group, Ltd. to 
City Staff on February 17, 2011.  Per the report, Carson City Utilities has indicated that they do not 
expect any issues providing domestic and irrigation water with the existing infrastructure in the 
immediate vicinity. This is taken into consideration if the size of the existing 8 inch water main in Mallory 
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Way and the 12 inch water main in Fairview Drive.  
 
A Sewer Impact Report was completed and submitted by Palmer Engineering Group, Ltd. To City staff 
on February 17, 2011. Mallory Way has an existing 8 inch sewer main and per the Public Works 
Department there are no indications to expect problems providing sewer service.  
 
The subject site is located just over ½ mile from the 395 Freeway and approximately three blocks east 
of Carson Street. The school will be served by school busses that will use existing major travel 
corridors.  
 
 
Respectfully submitted, 
 
Jennifer Pruitt, AICP, LEED AP 
Principal Planner 
Public Works Department, Planning Division 
 
 
Attachments 
 Draft Ordinance  
 Carson City Engineering Division comments 
 Carson City Fire Department comments 
 Carson City Building Division comments 
 Carson City Health Department comments 
 Carson City Parks & Recreation Department comments 
 Application (ZMA-11-013) 
 Public Comments 
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ORDINANCE NO.  2011- ______ 
 

BILL NO.  _____ 
 

AN ORDINANCE TO CHANGE THE ZONING OF THREE 
PARCELS OF APPROXIMATELY 6.6-ACRES, APN’S 009-551-
03, 009-551-08 AND 009-551-31, LOCATED AT 788 AND 900 
FAIRVIEW DRIVE AND 900 MALLORY WAY FROM LIMITED 
INDUSTRIAL (LI) TO GENERAL COMMERCIAL (GC). 

 
 
 

Fiscal Effect: None 
 

THE CARSON CITY BOARD OF SUPERVISORS HEREBY ORDAINS:  
 
SECTION I:  

An application for a Zoning Map Amendment on Assessor’s Parcel Numbers 

009-551-03, 009-551-08 and 009-551-31, property located at 788 Fairview Drive, 900 

Fairview Drive and 900 Mallory Way, Carson City, Nevada, was duly submitted by  

Palmer Engineering Group, Ltd. in accordance with Section 18.02.075, et seq. of the 

Carson City Municipal Code (CCMC). The request will result in the zoning designation 

of approximately 6.6 acres changing from Limited Industrial (LI) to General Commercial 

(GC). After proper noticing pursuant to NRS 278 and CCMC Title 18, on March 30, 

2011, the Planning Commission, during a public hearing, reviewed the Planning 

Division staff report, took public comment and voted ___ ayes, ___nays to recommend 

to the Board of Supervisors ______________ of the Zoning Map Amendment. 
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SECTION II: 

Based on the findings that the Zoning Map Amendment would be in substantial 

compliance with the goals, policies and action programs of the Master Plan, that the 

Amendment will provide for land uses compatible with existing adjacent land uses and 

will not have detrimental impacts to other properties in the vicinity, that the Amendment 

will not negatively impact existing or planned public services or facilities and will not 

adversely impact the public health, safety and welfare, and that the request satisfied all 

other requirements for findings of fact enumerated in CCMC Section 18.02.075(5), the 

zoning map of Carson City is amended changing the zoning designation of 

approximately 6.6 acres of property identified as 788 Fairview Drive, 900 Fairview Drive 

and 900 Mallory Way, APNs 009-551-03, 009-55108 and 009-551-31, from Limited 

Industrial (LI) to General Commercial (GC), as shown on “Exhibit A,” attached. 

 

 PROPOSED this         day of                    , 2011. 
 
 PROPOSED BY Supervisor         
 
 PASSED on the _____ day of ____________________, 2011. 
 

   VOTE: AYES:  __________________________________ 
 

__________________________________ 
 

__________________________________ 
 

__________________________________ 
 

__________________________________ 
 

NAYS: __________________________________ 
 

__________________________________ 
 

ABSENT: __________________________________ 
 
 

     
 __________________________________ 

      ROBERT L. CROWELL, Mayor 
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ATTEST: 
 
___________________________ 
ALAN GLOVER, Clerk-Recorder 
 
This ordinance shall be in force and effect from and after the ____ of 
_______________, 2011. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



EXISTING ZONING MAP 
 

 
 

PROPOSED ZONING MAP 
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SUMMARY 

 
Silver State School is requesting a Zone Map Amendment (ZMA) to be submitted 

concurrently with a Special Use Permit (SUP) and, if approved, will be concurrent with 

a Joint Use Agreement for three (3) parcels of land.  These parcels are located on 

Fairview Drive and Mallory Way abutting Governor’s Field on APN’s 09-551-31 09-

551-08 and 09-551-03.  Parcel 09-551-03 is located to the south of and adjacent to 

the existing Governor’s Field complex at the end of Evelyn Drive with frontage on 

Mallory Way. The parcels encompass a total of 6.66 acres as shown on the Carson 

City APN maps. A map depicting the parcels locations is attached as an exhibit. 

 

The parcels are currently zoned Limited Industrial but shown on the Carson City 

Master Plan as Mixed Use Commercial in which schools and other public places are a 

primary use. The parcels are bordered to the north by Governor’s Field, the west by 

the Nevada Appeal building and to the east by CES Associates and the Empey Family 

Trust, and Fairview Drive to the south.  In addition, the parcels are accessed and 

divided by Mallory Way a private access road connecting to Roop Street. The west 8 

acres of the site proposed for a future play field and gymnasium and is currently a 

paved area but undeveloped.  The building located on the 3 acre parcel to the north 

would be utilized as a temporary indoor court and theater and the parcel would also 

provide access to Governor’s Field owned by Carson City and maintained and 

operated by Carson City Parks and Recreation Department.  This will allow access to 

the school site and any future park facilities and vice versa.  
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Silver State School currently leases a building for grades 7-12.  It is located at the 

northeast corner of the North Carson Street and East College Parkway intersection.  

This facility is undersized for its present use and does not allow for the school’s future 

expansion.  In addition, it has neither a gym nor sports fields for its students. 

 

The school has retained GL Szabo & Associates and Palmer Engineering Group, Ltd, 

to prepare this Special Use Permit application for a new school that includes a 

combination High School and Middle School plus additional space for future 

expansion.  This Zone Map Amendment is being submitted in to the City to allow 

development of the school with a Change of Land Use and as an allowed use in 

Mixed Use Commercial as shown on the Carson City Master Plan. The request for a 

Special Use Permit will be pursuant to the Carson City Municipal Code, Title 18 - 

Zoning, Chapter 18.02 - Administrative Provisions, Section 18.02.080 – Special Use 

Permit. 

 

Besides the school’s need for additional area for growth, approval of this project would 

allow development of a public school adjacent to Governor’s Filed.  The unique 

feature of this proposal is the opportunity for the City’s shared (joint) use of the 

school’s sports field, gymnasium, theater, and parking lot.  This project would benefit 

Carson City by allowing the expansion and continued growth of the very successful 

Public Charter School while providing Carson City residents with new indoor and 

outdoor recreation facilities.  These new shared facilities will offer Parks and 

Recreation Department staff an opportunity to expand existing recreational programs 

and possibly create new programs for the community’s adult and youth populations. 
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Questionnaire Supporting the Application 

for a 

ZONE MAP AMENDMENT 
 

1 That the proposed amendment is in substantial compliance with and 
supports the goals and policies of the Master Plan. 

 
 

A.  In reviewing the attached Carson City Master Plan Policy Checklist, determine 
which Policies are applicable to the proposal.  Explain what features of the proposed 
project support your selection of Goals and Policies concerning land use and related 
policies for the neighborhood where the subject parcel is located. 

 
 
CHAPTER 3:  A BALANCED LAND USE PATTERN 

 
Theme: The Carson City Master Plan seeks to establish a balance of land uses 
within the community by providing employment opportunities, a diverse choice of 
housing, recreational opportunities and retail services. 

 
Does the proposed amendment discourage growth outside areas planned to be 
served by community water and wastewater facilities as identified in the Water and 
Wastewater Master Plans (1.1b)? 

 
The existing buildings on these parcels are currently connected to the city’s water 
and sanitary sewer system.  Mallory Way has an 8” ACP water main and Fairview 
Drive has a 12” steel water main, both of which should have adequate capacity to 
serve this project.   The existing buildings on these parcels are connected to the 
city’s 8” ACP sewer main in Mallory Way, which should have adequate capacity to 
serve this project.  See Carson City Water and Sewer Run Books in exhibits. 

 
 
Does the proposed amendment promote infill and redevelopment in an identified 
priority area (1.2a)? 
 

The portion of this property proposed to be immediately occupied by the school is 
currently built out. The property to the north and adjacent to Governors Field will 
be utilized for an indoor sports area and Theater with the remaining of the build 
leased to other users until the school needs additional space for expansion. The 
property to the east is currently pavement in poor condition and when developed 
would be considered infill since all the surrounding properties have been 
developed.  Refer to the phasing plan with narrative in the exhibits. 
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This project would provide infill in an area already supplied by Carson City 
services including collector roads capable of handling bus traffic, connections to 
water and sewer, and emergency services. 
 

 
Does the proposed amendment, at adjacent county boundaries, minimize potential 
land use conflicts with adjacent properties (1.5a)? 
 

Not Applicable 
 
Does the proposed amendment, adjacent to State and Federal lands, ensure 
compatibility with planned adjacent uses and access (1.5b)? 
 

Not Applicable 
 
Is the proposed amendment located to be adequately served by city services 
including fire and sheriff offices, and coordinated with the School District to ensure 
the adequate provision of schools (1.5d)? 
 

The project is located on Fairview Drive about one block east of Roop Street.  The 
site is served by city water with access for both the fire and sheriff departments. 
There will be a bus drop-off road on the east side of the school that will be 
designed to provide adequate turning radii for fire trucks as well as quick access 
for sheriff department vehicles.  
 
The building will allow for anticipated expansion of the existing school and will 
provide additional school bus service which results in less of a demand on the 
existing school district. 

 
 
Does the proposed amendment promote a citywide range of mixed use, residential, 
commercial and employment uses at a variety of scales and intensities (2.1a)? 
 

Development of the property as planned will provide for additional educational 
experiences currently not readily available in Carson City, including a technical 
aerospace center, innovative computer facilities and other educational facilities 
not found in conventional school systems.  
 
Development of the school will provide employment opportunities in the 
construction industry as well as support professional services needed for services 
of supplies, and various other sectors of the workforce in Carson City including 
teachers and support staff. 
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Does the proposed amendment, in identified Mixed-Use areas, promote mixed-use 
development patterns as appropriate for the surrounding context consistent with the 
land use descriptions of the applicable Mixed-Use designation, and meet the intent of 
the Mixed-Use Evaluation Criteria (2.1b, 2.2b, 2.3b, Land Use Districts)? 

 
This proposed school campus is in a master planned Mixed-Use Commercial area 
that will promote mixed use by allowing for a public charter school in the vicinity of 
land zoned Public Regional, Commercial and Residential.  Because the school 
will be constructing a gymnasium, theater, and sports field that will be available to 
the public, it will provide recreational facilities for a variety of users and allows for 
a “mixed use” area which is appropriate in context of the surrounding parcels of 
land. 

 
 

Does the proposed amendment discourage rezoning of properties that create “friction 
zones” between adjacent land uses, particularly industrial and residential uses 
(2.1d)? 
 

The proposed amendment introduces a new public charter school in the area that 
is currently zoned Limited Industrial with Commercial Land Use, but near-by to a 
large area zoned single family residential and Mobile Home Park.  The school’s 
proximity to the public regional park (Governor’s field) provides a minimal friction 
zone with this project by providing a play field. 
 
 

Does the proposed amendment encourage development outside the primary 
floodplain and away from geologic hazard areas (3.3d, e)? 

 
These parcels lie within the Federal Emergency Management Agency’s Flood 
Insurance Rate Map Zone AH of the Voltaire Canyon Creek flood area.  Zone AH 
is defined by FEMA as “areas with a 1% annual chance of shallow flooding, 
usually in the form of a pond, with an average depth ranging from 1 to 3 feet.  
These areas have a 26% chance of flooding over the life of a 30-year mortgage.  
Base flood elevations derived from detailed analyses are shown at selected 
intervals within these zones”.  See FEMA /FIRM exhibits. 
 
In terms of seismic activity, these parcels are located in an area designated as 
having the “greatest severity” potential for ground shaking during earthquakes. 
There are no known geologic hazards located within the parcels.  See Earthquake 
Hazard Map exhibits. 
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Does the proposed amendment provide for zoning consistent with the Land Use 
designation (Land Use table descriptions)? 
 

The parcels are currently zoned Limited Industrial.  Public schools are not allowed 
in Industrial zoning; however the parcels are adjacent to commercial zoning 
where schools are allowed under conditional use. The school will be located in 
commercial zoning if the Zone Map Amendment is approved with a Special Use 
Permit which will be submitted under a separate application. The proposed 
amendment provides for zoning consistent with the Land Use designation. 
 
In addition, the zoning change will bring the parcels into compliance with the 
Master Plan which designates these areas as Mixed-Use Commercial.  Schools 
are a primary allowed use in the new Master Plan designations.  

 
 
Does the proposed amendment meet the location criteria for the applicable Land Use 
designation (Land Use descriptions)? 

 
The proposed amendment is consistent with the use of General Commercial 
zoning and Mixed -Use Commercial land use. 

 
 

Does the proposed amendment, if located within an identified Specific Plan Area 
(SPA), meet the applicable policies of the SPA (Land Use Map, Chapter 8)? 
 

Not Applicable 
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CHAPTER 4:  EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES 

 
Theme: The Carson City Master Plan seeks to continue providing a diverse range of 
park and recreational opportunities to include facilities and programming for all ages 
and varying interests to serve both existing and future neighborhoods. 

 
Does the proposed amendment provide opportunities to expand parks and recreation 
opportunities (4.2a)? 

 
The proposed amendment will include sports fields for school activities as well as 
scheduled events held by the public charter school. These activities will provide 
recreational opportunities for the middle school and high school.  Provisions are 
being made to connect the campus with Governor’s field for joint parking as well 
as the use of recreational facilities. The unique feature of this proposal is the 
opportunity for the City’s shared (joint) use of the school’s sports field, 
gymnasium, theater and parking lot. 

 
 
Is the proposed amendment consistent with the Open Space Master Plan and 
Carson River Master Plan (4.3a)? 

 
Not Applicable 

 
 
CHAPTER 5:  ECONOMIC VITALITY 

 
Theme: The Carson City Master Plan seeks to maintain its strong diversified 
economic base by promoting principles which focus on retaining and enhancing the 
strong employment base, include a broader range of retail services in targeted areas 
and include the roles of technology, tourism, recreational amenities and other 
economic strengths vital to a successful community. 

 
Does the proposed amendment help maintain and enhance the primary job base 
(5.1)? 

 
The proposed public charter school has an existing staff of approximately 20 
employees. The proposed new facility will allow for the future expansion of grades 
9-12, as well as the addition of a junior high school. It is estimated that the 
employment  will be increased in proportion to the number of students to 
approximately 40, which will include additional teaching positions as well as 
administrative and support staff not only maintaining the primary job base, but 
increasing the number of jobs in the short term future. 
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Does the proposed amendment encourage a citywide housing mix consistent with the 
labor force and non-labor force populations (5.1j)? 

 
The proposed public charter school has an existing staff of approximately 30 
employees. The proposed new facility will allow for the future expansion of grades 
7-12, as well as the addition of a junior high school. It is estimated that the 
employment  will be increased in proportion to the number of students to 
approximately 40, which will include additional teaching positions as well as 
administrative and support staff not only maintaining the primary job base, but 
increasing the number of jobs in the short term future. 
 
In addition, there will be a need for additional employment associated with the 
design and construction industries. This will also include a demand for the use of 
financing institutions, design professionals, construction contractors, and laborer 
forces necessary for construction.    

 
Does the proposed amendment encourage the development of regional retail centers 
(5.2a)? 

 
The addition of the gymnasium, theater and sports field is a part of an ongoing 
effort to create recreation amenities for the city and promote sports tourism that 
will provide for a regional draw. These facilities will help increase the local 
economy that is supported by tourism, including the demand for hotel rooms, 
eating establishments, shopping centers, golf courses, and other services offered 
by Carson City merchants and retailers.  

 
Does the proposed amendment encourage reuse of redevelopment of the underused 
retail spaces (5.2b)? 

 
Not Applicable 

 
Does the proposed amendment support heritage tourism activities, particularly those 
associated with historic resources, cultural institutions and the State Capitol (5.4a)? 

 
Not Applicable 

 
Does the proposed amendment promote revitalization of the Downtown core (5.6a)? 

 
Not Applicable 

 
Does the proposed amendment encourage the incorporation of additional housing in 
and around the Downtown (5.6c)? 

 
Not Applicable 
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CHAPTER 6:  LIVABLE NEIGHBORHOODS AND ACTIVITY CENTERS 
 

Theme: The Carson City Master Plan seeks to promote safe, attractive and diverse 
neighborhoods, compact mixed-use activity centers, and a vibrant, pedestrian-
friendly Downtown.  

 
Does the proposed amendment promote compatibility with surrounding development 
for infill projects or adjacent to existing rural neighborhoods (6.2a, 9.3b, 9.4a)? 

 
This Special Use Permit Plan is proposed to occupy an existing building as well as 
allow the development of a new school utilizing vacant buildings surrounded by 
developed properties. The parcels are shown on the Carson City Master Plan as 
Mixed-Use Commercial. This project promotes compatibility with the surrounding 
development and adjacent uses and would provide infill in an area that will provide 
consistency with the surrounding properties. 

 
If located in an identified Mixed-Use Activity Center or m Area, does the proposed 
amendment provide for the appropriate mix, size and density of land uses consistent 
with the Mixed-Use district policies (7.1a,b)? 

 
Not Applicable 

 
Does the proposed amendment encourage an appropriate mix of housing models 
and densities based upon the local, size and surrounding neighborhood context 
(9.1a)? 

 
Not Applicable 

 
Does the proposed amendment discourage “spot” rezoning of parcels within 
established rural neighborhoods that have not been identified as higher density on 
the Land Use Map or that are not contiguous with lots zoned for a comparable 
density (9.4b)? 

 
Not Applicable 
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CHAPTER 7:  A CONNECTED CITY 
 

Theme: The Carson City Master Plan seeks to 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. 
 
Does the proposed amendment promote transit-supportive development patterns 
(e.g. mixed-use, pedestrian-oriented, higher density) along major travel corridors to 
facilitate future transit (11.2b)? 

 
The proposed school is on Fairview Drive about one block east of Roop Street.  
This site is about ¾ mile from Carson City’s new bypass freeway. In addition, it will 
be served by street bicycle paths as well as off-road multiuse facilities shown on 
the Carson City Unified Pathways Master Plan.  See exhibits. 
 
The school will be served by school buses that will use existing major travel 
corridors that could also support differing transit systems in the future. 

 
 
Does the proposed amendment promote enhanced roadway connections and 
networks consistent with Transportation Master Plan (11.2c)? 

 
The site is located within ¾ mile of the Carson City Freeway and three blocks of 
South Carson Street.  The main school bus access to the campus will be via 
Mallory Way off Roop Street.  Parent drop off access to the campus will be from 
Mallory Way.  All access points have the ability to serve the proposed school 
facilities’ traffic needs and are consistent with the Transportation Master Plan. 

 
 

Does the proposed amendment provide for appropriate pathways through the 
development and to surrounding lands, including parks and public lands, consistent 
with the Unified Pathways Master Plan and the proposed use and density (12.1a, c)? 
 

The proposed project is consistent with the Carson City Unified Pathways Master 
Plan (UPMP). The UPMP shows an on-street bike lane on Roop Street / Silver 
Sage Drive plus an off-street paved/shared path north of Governor’s Field that 
continues east to Saliman Road.  Provisions will be made for direct access 
between this facility and the pathway, parking lot and driveway at Governor’s Field 
to the north. 
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2 That the proposed amendment will provide for land uses compatible with 

existing adjacent land uses and will not have detrimental impacts to 
other properties in the vicinity. 

 
A.  Describe land uses and zoning adjoining your property (for example: North: two 
houses, Single-Family One Acre zoning; East: restaurant, retail Commercial zoning, 
etc.), and how your zoning will be compatible with those uses and not cause 
detrimental impacts. 

 
Direction Land Use Zoning   

 
North Resort Commercial (440) Public Regional (PR) 

East (N) Commercial Industrial (510) Limited Industrial (LI) 

 (C) General Commercial (400) Limited Industrial (LI) 

 (S) Single Family Residential (200) Limited Industrial (LI) 

South (W) Office, Professional, Business (410) Limited Industrial (LI) 

 (E) General Commercial (400) Limited Industrial (LI) 

West (N) General Industrial (500) Limited Industrial (LI) 

 (S) General Commercial (400) Limited Industrial (LI) 

 

The proposed change in zoning of these parcels from Limited Industrial to 
General Commercial will have a negligible impact to the zoning or land use of 
these adjacent properties. 
 

 
B.  Describe land use and zoning changes in the general vicinity which have occurred 
in the previous five-year period. 

 
According to the Carson City Planning Department, prior to 2006 the land use 
map of the properties east and west of these parcels was Limited Industrial.  The 
property to the north remained Public Regional. In 2006, these parcels were re-
classified under the new master plan as Mixed Use Commercial. 
 
Zone classification of the properties north and south have remained Parks & 
Recreations and Medium Density Residential, respectively. 
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3 That the proposed amendment will not negatively impact existing or 

planned public services or facilities and will not adversely impact public 
health, safety and welfare. 

 
Approval of this amendment for re-zoning these parcels from Limited Industrial to 
General Commercial should not have a negative impact on public services or 
facilities.  This site is readily accessible from the Carson Freeway (3/4 mile) by 
way of an arterial street, Fairview Drive.  The Carson City Fire Station under one 
mile away on South Stewart Street.    Carson Tahoe Regional Healthcare is 
minutes away with two access routes by way of 1) Fairview Drive to the freeway 
or 2) Roop Street to Carson Street. 

 
 
4 That sufficient consideration has been exercised by the applicant in 

adapting the project to existing improvements in the area.  Be sure to 
indicate the source of information that you are providing (private 
engineer, Development Engineering, title report, or other sources)  
Describe how your proposed Zoning Map Amendment will not adversely 
impact drainage, sewer, water, traffic, schools, emergency services, 
roadways and other city services. 

 
A.  Is drainage adequate in the area to support the density that may occur with 
rezoning?  How will drainage be accommodated?  How have you arrived at this 
conclusion? 
 

These parcels lie within the Federal Emergency Management Agency’s Flood 
Insurance Rate Map Zone AH of the Voltaire Canyon Creek flood area.  Zone AH 
is defined by FEMA as “areas with a 1% annual chance of shallow flooding, 
usually in the form of a pond, with an average depth ranging from 1 to 3 feet.  
These areas have a 26% chance of flooding over the life of a 30-year mortgage.  
Base flood elevations derived from detailed analyses are shown at selected 
intervals within these zones”.  See FEMA /FIRM exhibits. 
 
Since the existing buildings will only be remodeled for school use and site, utility 
and grading improvements will be minimal (re-striping, parking lots to playing 
fields, etc), the existing infrastructure for storm drainage will remain in place.  Only 
minor changes to the storm drainage system to meet current standards is 
anticipated. 
 



Zone Map Amendment  Silver State High School 
 
 

 
Palmer Engineering Group, Ltd.   14 

   
B.  Are the water supplies in the area of your project adequate to meet your needs 
without degrading supply and quality to others?   Is there adequate water pressure?  
Are the lines in need of replacement?  Talk to the Utilities Department for the 
required information. 
 

The existing buildings on these parcels are connected to the city water system.  
Mallory Way has an 8” ACP water main and Fairview Drive has a 12” steel water 
main, both of which should have adequate capacity to serve this project. See 
Carson City Water Run Book in exhibits. 
 
 

C.  Are roadways sufficient in the area to serve the density that may occur from the 
rezoning?  How have you arrived at this conclusion? 
 

The site is located on Fairview Drive just over 1/2 mile from the freeway and 
about 3 blocks from Carson Street, major arterial roadway.  Fairway Drive is a 
major arterial roadway and Roop Street is a minor collector with a traffic signal at 
their intersection.  The intersection of Fairway Drive and Saliman Road to the east 
is also signalized.  Discussions with representatives of the city’s Public Works and 
Regional Transportation departments conclude the existing roadways have the 
ability to serve the proposed school facilities traffic needs consistent with the 
Transportation Master Plan. 
 
The school will be served by school buses that will use existing major travel 
corridors that could support alternative transit systems in the future. 

 
 
D.  Will the school district be able to serve the student population that may occur from 
this re-zoning?  How have you arrived at this conclusion? 
 

Approval of the re-zoning and the approval of a special use permit allowing Silver 
State High to build a new school on this parcel will enable an expansion to 
increase student enrollment and curriculum.  This in turn will increase the school 
district’s capacity to serve the city’s student population. 
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E.  Are adequate means of access available for emergency vehicles to serve the 
site?  What is the approximate response time for emergency vehicles?   If your 
application is approved to re-zone the property, will additional means of access be 
required for increased density?   Or will existing access ways be adequate?  How 
have you arrived at this conclusion? 
 

Given the proximity of this site to Carson City’s Freeway by way of an arterial 
street, Fairview Drive, emergency vehicle access to the school will be very good.  
Carson City’s Main Fire Station on South Stewart Street is merely seconds away 
at less than a mile from the site.  Carson Tahoe Regional Healthcare is just 
minutes away with two access routes by way of a) the freeway to Fairview Drive 
or b) Carson Street to Fairview Drive. 

 
 
 
 
 

ACKNOWLEDGEMENT OF APPLICANT 
 
I certify that the foregoing statements are true and correct to the best of my 
knowledge and belief.   
 
 
 
 
Signature of Applicant      Date 
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Source:  Carson City GIS, Carson City Assessor, TIGER,  Clarion Associates
Note:  This map has been prepared for the City of Carson City for the purposes of the Carson City Master Plan.   It does not represent a survey.  
No liability is assumed as to the sufficiency or accuracy of the data delineated.
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