
Agenda Item No: 17.A

STAFF REPORT

Report To: Board of Supervisors Meeting Date: April 20, 2023

Staff Contact: Heather Manzo

Agenda Title: For Possible Action: Discussion and possible action regarding an appeal filed by Catherine
Borde ("Appellant") concerning the Planning Commission's approval of an application from
Carson Luxury Housing, LLC (“Applicant”) for a special use permit (“SUP”) to construct a
multi-family residential development on a property zoned Neighborhood Business (“NB-P”)
located on the southeast corner of Stafford Way and Silver Sage Drive, Assessor’s Parcel
Number (“APN”) 009-563-07.   (Heather Manzo, hmanzo@carson.org)

Staff Summary: On February 22, 2023, the Planning Commission heard and approved
LU-2023-0016, a request to construct a 12-unit multifamily residential development on a
±27,268 square foot parcel located within the Stafford Greens Planned Unit Development,
subject to conditions of approval.  Multifamily residential development in a non-residential
zoning district requires approval of a SUP and the property is zoned NB-P.  The Appellant
submitted an appeal of the Planning Commission's decision under Carson City Municipal
Code ("CCMC") 18.02.060, appealing the approval of the SUP.  The Board of Supervisors
may affirm, modify or reverse the decision of the Planning Commission.

Agenda Action: Formal Action / Motion Time Requested: 10 minutes

Proposed  Motion
I move to deny the appeal and uphold the Planning Commission's decision. 

Board's Strategic Goal
Quality of Life

Previous Action
February 22, 2023 (Item 6D):  The Planning Commission approved the SUP based on the ability to make the
required findings and subject to conditions of approval. 

Background/Issues & Analysis
The Appellant has filed their appeal stating that:
• The subject site is adjacent to single family zoning to the east, north and south and that to the west is
commercial with single story offices;  
• There is no multifamily use within a mile of the site; and 
• There is an established single-story neighborhood character. 

The appeal included a document that was provided to the Planning Commission noting concerns regarding
traffic and access issues that would result from the proposed development.  

Staff Response to Appeal:
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With regard to surrounding zoning, the only single-family zoned property adjacent to the site is to the southwest
across Silver Sage Drive.  The single-family residences located to the east, north and south have a base
zoning of Neighborhood Business or Multifamily Apartment.  The subject site and property immediately to the
north, east and south have a Master Plan land use designation of High Density Residential.  As discussed at the
Planning Commission meeting, any residential use located within the “NB” or any other non-residential zone
may be approved by a SUP as long as the findings can all be made.  The Planning Commission staff report
analyzes how the project meets each of the required findings of fact and the Planning Commission was able to
make all the findings and approved the request.  

The High-Density Residential Master Plan land use is Carson City’s most dense residential land use
designation encouraging residential densities between 8 and 36 dwelling units per acre, primarily through
developments such as apartments, condominiums, townhomes, four-plexes and duplexes.  The predominant
residential character adjacent to the proposed project includes single family attached duplexes and residential
townhomes to the north, east and south with offices and single family detached development located to the
west of the site.  Multifamily uses are considered an appropriate use within a neighborhood and inclusion of
multifamily residential housing supports Master Plan policies that encourage a range of uses and residential
densities within a neighborhood. The proposed development will expand upon the residential diversity already
found within proximity of the site.

There are no limitations to require development to be limited to one story.  The “NB” zoning district allows for
structures up to 26 feet tall, or taller with the approval of a SUP.  The proposed development includes two-story
structures 22.3 feet in height.  The “NB” zoning district allows for a variety of commercial uses that could
establish in a multi-story building constructed at the maximum height that may have a much greater impact on
surrounding properties and infrastructure than the proposal.  The Planning Commission found that the
proposed application met the standards contained in CCMC and the required SUP findings and issued an
approval for the request.  

The Carson City Public Works Department, Development Engineering Division has offered the following with
regard to traffic and access concerns:  

• Impact of traffic:
The development does not generate enough traffic to require a traffic impact study based on peak hour and
average daily trips.  Staff reviewed the City’s travel demand model as well as the traffic impact study for the
South Carson Street Complete Streets project and found no concerning levels of service or traffic volumes at
intersections in the immediate vicinity.  Staff provided a memo to the Planning Commission speaking to finding
"C" in CCMC 18.02.80.  Also, it was discussed that some of the conditions related to traffic had been removed
because the plans had been modified to reflect the requirements of the conditions from the original approval. 
Staff believes that the Planning Commission did not neglect to consider the impacts of traffic from this project.  

• Right-out only exit onto Silver Sage:
This exit reflects what was required per the conditions of the original SUP approval.  There are two exits from
the project; one onto Silver Sage, which is a right-out only exit, and one onto Stafford Way, which allows for all
movements.  The Planning Commission was provided with a site plan of the project which showed both exits, a
satellite image of the area was shown during the staff presentation and Commissioners mentioned having
driven by the project.  The intersection of Stafford Way and Silver Sage Drive is approximately 3.5 times closer
to the project than the intersection of Travis Drive and Silver Sage via Heaton Way.  The intersection of Travis
and Silver Sage is side-stop controlled just like the intersection of Stafford Way and Silver Sage, so it boasts no
advantage over Stafford Way and Silver Sage.  It is not logical to conclude that residents would use Heaton
Way to exit the project.  Based on these factors and the information that was available to the commissioners,
staff does not believe that the Planning Commission neglected to consider the impact of the right-out exit on the
residents of Heaton Way.  

• General use of Heaton Way:
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According to Map 2001, recorded in 1993, Heaton Way is covered with a public access, drainage, and utility
easement.  As such, the public have a right to use Heaton Way for pedestrian and vehicular travel.  Adding
vehicular traffic to Heaton Way could increase wear and tear to that street section; however, as stated above, it
is unlikely that vehicular traffic from the project will use Heaton Way and pedestrian traffic will not appreciably
deteriorate these improvements.  Based on this and the information available to the Planning Commission, staff
does not believe that the Planning Commission neglected to consider the impact of the general use of Heaton
Way.

Applicable Statute, Code, Policy, Rule or Regulation
CCMC 18.02.080 and 18.04.120; Carson City Development Standards Division 1.18

Financial Information
Is there a fiscal impact? No

If yes, account name/number:

Is it currently budgeted? No

Explanation of Fiscal Impact:

Alternatives
The Board of Supervisors may:
1.  Deny the appeal, affirming the Planning Commission’s approval of the SUP (recommended by staff);
2.  Grant the appeal, reversing the Planning Commission’s approval of the SUP; or 
3.  Modify the decision of the Planning Commission.

Attachments:
BOS Public Comment - 4-7-2023

Appeal LU-2023-0016

Notice of Decision for LU-2023-0016

02-22-2023 Minutes - Item 6.D - LU-2023-0016

Public Comment Presented to Planning Commission - 2-22-2023.pdf

LU-2023-0016 Planning Commission Staff Report

Board Action Taken:
Motion: _________________ 1) ________________ Aye/Nay

2) ________________ _________
_________
_________
_________
_________

_________________________________
(Vote Recorded By)
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1888918/LU-2023-0016_BOS_Public_Comment_-_4-7-2023.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1880029/Appeal_LU-2023-0016.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1879988/LU-2023-0016_NOD__2.22.2023__SIGNED.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1879989/02-22-2023_Minutes__PC_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1888919/Public_Comment_Presented_to_Planning_Commission_-_2-22-2023.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/1879993/6.D_Staff_Report_with_Supporting_Material.pdf
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Heather Manzo

From: Planning Department
Sent: Friday, April 7, 2023 1:05 PM
To: Heather Manzo
Subject: FW: Opposing zoning change for parcel 009-563-07

Follow Up Flag: Follow up
Flag Status: Flagged

 
 
-----Original Message----- 
From: 65patch@gmail.com <65patch@gmail.com>  
Sent: Friday, April 7, 2023 10:22 AM 
To: Planning Department <planning@carson.org> 
Subject: Opposing zoning change for parcel 009-563-07 
 
This message originated outside of Carson City's email system. Use caution if this message contains attachments, links, 
or requests for information. 
 
I would like to go on record in opposition to changing the zoning to allow a multi family residential development a 
Stafford Way and Silver Sage Drive as it will change the character of the neighborhood. 
Best Regards, 
Thomas Evans 
3117 Heaton Way 
Carson City, NV 
719-205-6243 
 
Sent from my iPad 
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DRAFT MINUTES 

Carson City Planning Commission Regular Meeting 

Wednesday, February 22, 2023 ⚫ 5:00 PM 

Community Center Robert “Bob” Crowell Boardroom 

851 East William Street, Carson City, Nevada 
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Commission Members 

 

 Chairperson Chair – Teri Preston   Vice Chair – Sena Loyd 

 Commissioner – Charles Borders, Jr.  Commissioner – Ellen DeChristopher 

 Commissioner – Nathaniel Killgore  Commissioner – Vern Krahn  

 Commissioner – Richard Perry 

   

Staff 

Heather Ferris, Planning Manager 

Todd Reese, Deputy District Attorney 

Stephen Pottéy, Sr. Engineering Project Manager 

Heather Manzo, Associate Planner 

Danielle Howard, Deputy Clerk 

Minutes By:  Tamar Warren, Senior Deputy Clerk 

 

NOTE:  A recording of these proceedings, the board’s agenda materials, and any written comments or 

documentation provided to the Public Meeting Clerk during the meeting are public record.  These materials 

are on file in the Clerk-Recorder’s Office and are available for review during regular business hours. 

 

The approved minutes of all meetings are available on www.Carson.org/minutes. 

 

 

1. CALL TO ORDER 

 

(5:01:09) – Chairperson Preston called the meeting to order at 5:01 p.m. 

 

2. ROLL CALL AND DETERMINATION OF QUORUM 

 

(5:01:19) – Roll was called, and a quorum was present. 

 

  

 

Attendee Name Status Arrived 

Chairperson Teri Preston Present  

Vice Chair Sena Loyd Present  

Commissioner Charles Borders, Jr. Present  

Commissioner Ellen DeChristopher Present  

Commissioner Nathaniel Killgore Present  

Commissioner Vern Krahn Present  

Commissioner Richard Perry Present  
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3. PLEDGE OF ALLEGIANCE 

(5:01:38) – Commissioner Borders led the Pledge of Allegiance. 

4. PUBLIC COMMENTS 

(5:02:30) – Chairperson Preston entertained public comments; however, none were forthcoming. 

5. FOR POSSIBLE ACTION: APPROVAL OF THE MINUTES – JANUARY 25, 2023. 

(5:02:58) – Chairperson Preston introduced the item and entertained comments or changes; however, none 

were forthcoming.  She also entertained a motion. 

(5:03:17) – Commissioner Borders moved to approve the minutes of the January 25, 2023 meeting 

as presented.  The motion was seconded by Commissioner Killgore. 

6. MEETING ITEMS 

 6.A  LU-2023-0018 FOR POSSIBLE ACTION:  DISCUSSION AND POSSIBLE ACTION 

REGARDING A REQUEST FROM HARRAH’S LAKE TAHOE (“APPLICANT”) FOR A 

SPECIAL USE PERMIT (“SUP”) TO RETAIN AN EXISTING BILLBOARD ON PROPERTY 

ZONED GENERAL COMMERCIAL (“GC”) LOCATED AT 4900 S. CARSON STREET, 

ASSESSOR’S PARCEL NUMBER (“APN”) 009-284-01. 

 

(5:03:43) – Chairperson Preston introduced the item.  Ms. Ferris provided background and presented the 

Staff Report which is incorporated into the record.  She also recommended approval of the Special Use 

Permit (SUP) because Staff had been able to make all the required findings.  Ms. Ferris responded to 

clarifying questions and informed Commissioner Krahn that the Carson City Municipal Code (CCMC) 

specifically addressed damaged billboards.  She also informed Commissioner Borders that per the CCMC, 

Billboards were not subject to administrative approval and had to be approved by the Planning 

Commission.  Ms. Ferris read excerpts from the CCMS for Commissioner Perry regarding the allowable 

locations for billboards. 

 

(5:10:48) – Applicant Brandon Pulliam acknowledged reading and agreeing with the Conditions of 

Approval outlined in the Staff Report.  Chairperson Preston inquired whether the applicant would accept 

an additional Condition of Approval to point the billboard lights down and become dark sky compliant.  

RESULT:  APPROVED (7-0-0) 

MOVER:  Borders 

SECONDER:  Killgore 

AYES:  Preston, Loyd, Borders, DeChristopher, Killgore, Krahn, Perry 

NAYS:  None 

ABSTENTIONS: None 

ABSENT:  None 
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Mr. Pulliam accepted the amended Condition of Approval and agreed to comply within 90 days.  There 

were no public comments; therefore, Chairperson Preston entertained a motion. 

 

(5:12:54) – Commissioner Perry moved to approve LU-2023-0018, based on the findings and subject 

to the Conditions of Approval contained in the Staff Report, with the addition of Condition 8 to 

reorient the billboard lights downward within 90 days.  The motion was seconded by Commissioner 

Borders. 

 6.B LU-2023-0019 FOR POSSIBLE ACTION:  DISCUSSION AND POSSIBLE ACTION 

REGARDING A REQUEST FROM RICHARD ATKINS (“APPLICATION”) FOR A REVIEW OF 

THE SPECIAL USE PERMIT (“SUP”) FOR FOUR METAL STORAGE CONTAINERS ON 

PROPERTY ZONED GENERAL COMMERCIAL (“GC”) LOCATED AT 4261 HWY 50 E., 

ASSESSOR’S PARCEL NUMBER (“APN”) 008-292-27. 

 

(5:13:48) – Chairperson Preston introduced the item.  Ms. Ferris gave background and presented the Staff 

Report and supporting documents which are incorporated into the record.  She also explained that Staff had 

not received any complaints to date regarding the storage container and recommended an added Condition 

of Approval No. 8 to read:  Any further review that may be required by the code shall be administrative, 

although the Community Development Director may refer the review to the Planning Commission.   

 

(5:16:30) – Applicant Cynthia Petittpas informed the Chair that she had read and agreed with the   

Conditions of Approval.  Ms. Ferris informed Commissioner Perry that the five-year approval would begin 

on this day despite the fact that a five-year review of approvals of the storage containers was due in 2020.  

She also informed Commissioner Loyd that the reason for the Planning Commission review at this time 

was due to a Condition of Approval at the time requiring the approval.  There were no additional comments; 

therefore, Chairperson Preston entertained a motion. 

 

(5:18:53) – Commissioner Borders moved to approve LU-2023-0019, based on the ability to make 

the required findings and subject to the Conditions of Approval contained in the Staff Report, with 

an amendment to Condition No. 8 to note that the item would be reviewed administratively by the 

Community Development Director on February 22, 2028.  The motion was seconded by 

Commissioner DeChristopher. 

RESULT:  APPROVED (6-1-0) 

MOVER:  Perry 

SECONDER:  Borders 

AYES:  Preston, Loyd, Borders, DeChristopher, Krahn, Perry 

NAYS:  Killgore 

ABSTENTIONS: None 

ABSENT:  None 
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 6.C  LU-2023-0017 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION 

REGARDING AN APPLICATION FROM LENNAR RENO, LLC (“APPLICANT”) FOR A 

SPECIAL USE PERMIT (“SUP”) TO ALLOW A TEMPORARY TRACT SALES OFFICE, 

MODEL HOMES, PARKING AREA AND ADVERTISING SIGNAGE ON PROPERTIES ZONED 

SINGLE FAMILY 6,000 (“SF6”) LOCATED AT 1484 WEST SUNSET WAY AND 1409, 1419, 1429 

AND 1439 PICKAXE STREET, ASSESSOR PARCEL NUMBERS (“APNS”) 001-263-01 

THROUGH -04 AND 001-264-10. 

 

(5:19:55) – Chairperson Preston introduced the item.  Ms. Manzo provided background and presented the 

Staff Report and the accompanying documentation, all of which are incorporated into the record.  She also 

noted that two public comments were received regarding the SUP request one of which was the concern 

that potential buyers would park on Mountain Street and another regarding fencing, landscaping, and 

lighting which Ms. Manzo had discussed with the commenter.  Ms. Manzo recommended approval based 

on Staff’s ability to make all the findings and responded to clarifying questions. 

 

(5:25:28) – Applicant Tom Sosa introduced himself and noted his agreement to the recommended 

Conditions of Approval.  He also clarified that the model home landscaping would be completed “in the 

next couple of months,” citing weather issues.   Mr. Sosa explained to Commissioner Borders that the 

parking lot would be asphalt and clarified that the signage would be removed once the last home on the 

property is sold.  Commissioner DeChristopher expressed concern regarding parking on North Mountain 

Street and Ms. Manzo noted that directional signage would point the way to the model homes and the 

parking.  Vice Chair Loyd was informed by Mr. Sosa that the model homes would be open seven days a 

week.  Commissioner Krahn inquired about gated parking lots and Mr. Sosa did not believe that had been 

an issue in the past.  Chairperson Preston entertained public comments. 

 

(5:33:10) – Patrick Anderson introduced himself as an area resident and inquired about the lighting and an 

easement.  He also requested adding a Condition of Approval to ensure the unfinished portion of the 

sidewalk is completed on Mountain Street.  Ms. Manzo clarified that the lighting would be in the front of 

the model homes, similar to those of the homes to be constructed, and noted that the Commission would 

be able to request additional Conditions of Approval.  Vice Chair Loyd was informed that the Sidewalk 

would be considered part of the overall Anderson Ranch project.  Discussion ensued regarding the 

completion timeline of the sidewalk due to weather conditions.  Christopher Moltz, representing Westex 

Consulting, believed that a Condition of Approval could be added regarding the completion of the sidewalk 

on Mountain Street; however, he was concerned that the weather and a holdup “from a permitting and 

right-of-way standpoint” could present a problem.  Chairperson Preston was informed by Project 

Engineering that the permit had already been issued; therefore, no holdups should be expected from the 

RESULT:  APPROVED (7-0-0) 

MOVER:  Borders 

SECONDER:  DeChristopher 

AYES:  Preston, Loyd, Borders, DeChristopher, Killgore, Krahn, Perry 

NAYS:  None 

ABSTENTIONS: None 

ABSENT:  None 
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City.  Chairperson Preston entertained public comments and Mr. Anderson was concerned that he “will not 

have access to the back of my property for probably the next five-to-ten years if there is not some 

accommodation made that allows me to do so.”  Chairperson Preston entertained a motion. 

 

(5:47:16) – Commissioner Borders moved to approve LU-2023-0017, based on the findings and 

subject to the Conditions of Approval contained in the Staff Report, and with the addition of 

Condition No. 10 which states that the Sidewalk on Mountain Street should be completed prior to 

the opening of the model homes.  The motion was seconded by Commissioner Krahn. 

 

 6.D  LU-2023-0016 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION 

REGARDING AN APPLICATION FROM CARSON LUXURY HOUSING, LLC (“APPLICANT”) 

FOR A SPECIAL USE PERMIT (“SUP”) FOR A MULTIFAMILY RESIDENTIAL 

DEVELOPMENT WITHIN THE STAFFORD GREENS PLANNED UNIT DEVELOPMENT ON 

A PROPERTY ZONED NEIGHBORHOOD BUSINESS (“NB-P”) LOCATED ON THE 

SOUTHEAST CORNER OF STAFFORD WAY AND SILVER SAGE DRIVE, ASSESSOR’S 

PARCEL NUMBER (“APN”) 009-563-07. 

 

(5:48:16) – Chairperson Preston introduced the item.  Ms. Manzo provided background and presented the 

Staff Report and the accompanying documentation, all of which are incorporated into the record.  She also 

responded to clarifying questions and addressed a specific written public comment, incorporated into the 

record, confirming that the Planning Division had properly notified 90 residents in the 300-foot notification 

area.  Ms. Manzo addressed the issue of accessing Silver Sage Drive, noting that there would be direct 

access from Stafford Way to Silver Sage Drive without accessing Heaton Way.  She noted that east of the 

project, on Chubasco Way, there were two-story units that had been built in the 1980s, adding that the 

height limitation in that zoning area was 26 feet and the proposed project was under that limitation.  She 

recommended approval based on Staff’s ability to make all the findings.  

 

(5:55:11) – Mr. Moltz introduced himself as the applicant’s representative and noted that the applicant was 

in agreement with the Conditions of Approval outlined in the Staff Report.  Commissioner Borders 

disclosed his affiliation with a Texas entity also named Westex, noting that the company was unrelated to 

the applicant, and explained that he would participate in discussion and action on the item.  He also inquired 

about Condition No. 6:  Prior to the issuance of a site improvement permit, the Applicant shall have plans 

approved that include a photometric plan that demonstrates compliance with the non-residential lighting 

standards contained in Carson City Design Standards (CCDS) Division 1.3.  Ms. Manzo clarified that the 

project was in a non-residential zone and was in the Neighborhood Business (NB-P) zoning which required 

a lighting plan that is “downlit, shielded, and [does] not extend beyond their property line.”  She also 

RESULT:  APPROVED (7-0-0) 

MOVER:  Borders 

SECONDER:  Krahn 

AYES:  Preston, Loyd, Borders, DeChristopher, Killgore, Krahn, Perry 

NAYS:  None 

ABSTENTIONS: None 

ABSENT:  None 
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informed Commissioner Borders that Condition No. 7 would prohibit the use of garages as storage as they 

should be used for vehicle parking, adding that Heaton Way was a private road with signage prohibiting 

parking on it; however, she believed that a condition could be added to prohibit parking on that street.  Mr. 

Moltz clarified that each house with a backyard along Heaton Way would be fenced: however, the applicant 

would be amenable to a single fence that must incorporate drainage.  Commissioner Krahn believed that 

“additional screening” might be needed along the south property line.  Chairperson Preston entertained 

public comments. 

 

(6:03:43) – Catherine Borde introduced herself as the owner of two properties on Heaton Way, noting that 

they were directly affected by the project.  She also read into the record her written public comment which 

is incorporated into the record.  Sandie Stephen objected to the zoning of the project and to the two-story 

nature of the proposed buildings, citing congestion and traffic issues.  Eugene Carhart, another Heaton Way 

resident, noted that the project would lower home values in his neighborhood by building apartments 

“against the will of the people living in their neighborhood.”  He also questioned whether the 

Commissioners would allow the project in their neighborhoods, adding that the two-story buildings in the 

area are single-family residences.  Alex Echo noted that he agreed with the previous comments, thanked 

them for bringing the issues forward, and believed there were “flagrant violations” of the CCMC.  A 

resident who did not provide his name noted that he was speaking for his wife who was the owner of a 

condominium in the neighborhood.  He also noted his agreement with Ms. Borde’s testimony and believed 

that the project would create more traffic, congestion, and parking issues, adding that the two-story 

structures were condominiums and not apartments.  Fran Hedman noted her agreement with the previous 

public comments and expressed concern about noise and traffic, especially during construction, as the 

project parking lot would be adjacent to her property.  Mr. Reese clarified that a petition may be accepted 

as late material if the petitioner has enough copies for the Board, the record, and the back table for the 

public. 

 

(6:23:16) – Ms. Manzo noted that she would accept the petition (which is incorporated into the record as 

late material) and responded to the public comments.  She noted that in the NB-P zone, a commercial-use 

building may be constructed as high as 26 feet with a building permit, adding that this project required a 

SUP because “residential uses within a non-residential zone require a [SUP].”  She added that the parking 

requirements were based on CCMC (two parking spaces per unit, including the garage space).  Ms. Manzo 

explained that the access would be from Stafford Way to Silver Sage Drive, adding that “apartment uses 

are considered an acceptable and appropriate use within a neighborhood and are often times located 

adjacent to a single-family neighborhood,” clarifying that the only reason a SUP was required in this case 

was that residential use was being sought in a non-residential zone as CCMC did not differentiate between 

single-family and multi-family residential uses.  Ms. Manzo also stated that residents have the ability to 

call and file a complaint with Code Enforcement regarding noise; however, she noted “we don’t have 

construction hours limitations – that’s not stated in code.” 

 

(6:26:12) – Commissioner Krahn believed that the building elevations utilized many of the construction 

materials used throughout the neighborhood to “visually blend the buildings into the neighborhood.”  He 

also wished to see a more enhanced landscaping plan to match the mature landscaping of the neighborhood.  

The applicant noted that the number of trees was limited by the City’s engineering code due to the presence 

of the utilities nearby, and suggested additional shrubs instead.  Ms. Manzo clarified that according to code 

a tree must be planted every 30 feet and noted that the Commission could suggest a Condition of Approval 

that concentrates the trees along the southern portion of the development.  She also informed Commissioner 
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Borders that an additional Condition regarding hours of construction would be appropriate since the project 

is adjacent to residential neighborhoods.  Commissioner DeChristopher clarified that she had walked the 

neighborhood and cited her personal experiences of purchasing properties near vacant lands.  She 

considered this project complimentary to the neighborhood.  She also noted that it was not within the 

Commission’s purview “to make a call” on possible noise by children or barking dogs. 

 

(6:34:18) – Commissioner Perry was informed that this vacant lot was the last of the undeveloped land 

within the Stafford Greens Planned Unit Development (PUD) and that Heaton Way was a private road 

maintained by the homeowners’ association (HOA) and that Stafford Way and Silver Sage Drive were 

maintained by the City.  Ms. Manzo clarified that Stafford Way had been classified as being in poor 

condition as did certain parts of Silver Sage Drive.   

 

(6:38:44) – Chairperson Preston explained that as a member of the 2019 Planning Commission that had 

approved the project, noting that land was set aside for commercial development, similar to many other 

PUDs such as Silver Oak.  She called the SUP “a great infill project,” preferable to projects such as a 

previously approved taller U-Haul storage facility.  Discussion ensued regarding trees being used as screens 

and the applicant clarified that they would be building a fence as well.  Commissioner Borders was in favor 

of adding Conditions of Approval for a six-foot fence on the Heaton Way side of the project and for 

specified hours of construction.  It was also noted that the Commission’s role would be to decide on the 

use and not the building height, acknowledging that many commercial uses would generate “substantially 

more” noise, parking, and traffic issues.  There were no additional comments; therefore, Chairperson 

Preston entertained a motion.  Ms. Manzo recommended the following language to the added Condition of 

Approval regarding construction hours: 

 

 Hours of construction will be limited to 7:00 a.m. to 7:00 p.m., Monday through Friday, and 7:00 

a.m. to 5:00 p.m. on Saturday and Sunday. If the hours of construction are not adhered to, the Carson City 

building department will issue a warning for the first violation, and upon a second violation, will have the 

ability to cause work at the site to cease immediately.  The applicant agreed to the amended Conditions. 

 

(6:47:25) – Commissioner Borders moved to approve LU-2023-0016 based on the ability to make the 

required findings, and subject to the Conditions of Approval Contained in the Staff Report with the 

added Condition No. 10 for a six-foot fence to be constructed along the property line adjacent to 

Heaton Way and Condition No. 11 to specify that the construction hours will mirror the “subdivision 

hours” based on the above language proposed by Ms. Manzo.  The motion was seconded by 

Commissioner Krahn. 

RESULT:  APPROVED (6-1-0) 

MOVER:  Borders 

SECONDER:  Krahn 

AYES:  Preston, Loyd, Borders, DeChristopher, Krahn, Perry 

NAYS:  Killgore 

ABSTENTIONS: None 

ABSENT:  None 
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(6:48:12) – Commissioner Killgore explained his “nay” vote by stating “if it doesn’t work for the 

surrounding community it doesn’t work for me.” 

15.    STAFF REPORTS (NON-ACTION ITEMS) 

        - DIRECTOR'S REPORT TO THE COMMISSION 

(6:49:54) – Ms. Ferris reminded everyone of the joint meeting between the Planning Commission and the 

Board of Supervisors to discuss Title 17.10, Title 18, and the transient/non-transient use of the hotels and 

motels would be held in the Nugget Hall of the Western Nevada College on Friday, March 3, 2023, at 8:15 

a.m. 

        - FUTURE AGENDA ITEMS 

(6:52:23) – Ms. Ferris indicated that seven five-year billboard reviews would be agendized for the 

Commission’s March meeting.  Additionally, three SUPs, an amendment to a SUP, and two Tentative 

Subdivision Maps would also be agendized for the next meeting, according to Ms. Ferris.   

Chairperson Preston recommended an earlier meeting start time in March. 

        - COMMISSIONER REPORTS/COMMENTS 

16.    PUBLIC COMMENT 

(6:56:17) – Chairperson Preston entertained public comments; however, none were forthcoming. 

17.    FOR POSSIBLE ACTION:  ADJOURNMENT 

(6:56:34) – Chairperson Preston adjourned the meeting at 6:56 p.m. 

The Minutes of the February 22, 2023 Carson City Planning Commission meeting are so approved this 29th 

day of March, 2023. 
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Statement regarding proposed multi-family 2 story apartment development on Stafford and                                 

Silver Sage  Submitted to the Planning Commission 2-17-23 

 

Submitted by Catherine Borde, on behalf of residents living on Heaton Way,  2-17-23 

 

These objections are raised by the residents who will be directly affected by the requested special use 

permit. 

 

1.  The surrounding zoning is:  East - single family 

                                                 West - offices 

                                                 North - single family 

                                                 South - single family 

There are no multi-family units within at least 1 mile of this proposed building site.  Apartments would 

be 2-story.  There are no 2-story buildings in the immediate area.  There could be at least 26 renters, 

and 28 parking spaces This would all be on less than ¾ of an acre.  The residential population of 

Heaton Way, east and west, north to south, is 34. 

 

2.  Violates CCMC 18.02.080 

     a.   Section 5b:  Use, Peaceful Enjoyment, Economic Value and Compatibility 

     b.   Section 5c:  Traffic/Pedestrian 

     c.   Section 5f:   Public Health, Safety, Convenience and Welfare 

    

3.  Violates Building Department regulations 

     a.  Not consistent with Master Plans for the area. 

     b.  Detrimental to use, allows objectionable noises and increased physical activities in immediate 

area. 

     c.  Car traffic and pedestrian traffic will considerably effect immediate surrounding area.  Vehicles 

exiting onto Stafford can only turn right.  Heaton Way, a private street, would be used by renters as a 

short-cut to make a left turn onto Silver Sage. 

     d.  Detrimental to public health, safety, convenience and welfare of immediate area. 

     e.  Will result in prejudice to other properties in the vicinity. 

 

4.  Per CCDS 1.18 

     a.  There is no maximum renter density.  Would allow for many, many residents 

 

5.  Special Use Permit: 

     a.  Is not be consistent with master plan elements. 

     b.  Will be detrimental to use, peaceful enjoyment and economic value of established residences. 

     c.  Will cause objectionable noise, fumes, odors and physical activity. 

     d.  Will have detrimental effect on vehicular and pedestrian traffic, 

     e.  Density will be 16.6 units on less than ¾ of an acre, 

     f.  Required parking will be 2 spaces per unit and 1 extra parking space for every 2 units.  Results in 

at least 28 required spaces on less than ¾ of an acre, 

     g.  Each apartment will have 2-3 bedrooms, increasing the renter population.  No maximum density 

has been stated, 

     h.  Downstairs units will have private yards.  Result will be increased noise, odors and disturbance 

of quiet residential area. 
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6.  FALSE statements by developer: 

     a.  “Project will be in keeping with the residential nature of of surrounding area.”   

          1.  Wrote conflicting statement in proposal:  “Building and architectural elements will be 

distinctive.”  It will not in keeping with architectural nature of surrounding area. 

     b.  “Community will benefit from additional residential square footage.”  As statistics have proven, 

property values of established residences will decline dramatically. 

     c.  “Approval of the project will only help complete the neighborhood and add to its’ aesthetic and 

community value.”  No other apartments or 2 story buildings are in the immediate area.  As statistics 

have proven, apartments built in an established community of single family residences causes the value 

of those residences to decline.  Residents will suffer economic losses. 

 

7.  The Panning Commission letter states it was sent to “90 residents” within 300 feet of the proposed 

building.  There are not 90 people within this 300 foot range.  In addition, several of those within this 

300 foot range did not receive a letter regarding the proposal and the meeting date. 

 

8.  In conclusion, there are are 2 questions which each Commission members must answer for 

themselves: 

     a.  Would you approve a multi-family apartment building in your well-established neighborhood?  

Would you approve this if it was across the street from your home? 

     b.  Is profit and income generating more important that the peaceful existence of current property 

owners?  In the name of more money, are these residents to be subjected to increased traffic, noise, 

noxious odors, nuisances and inconveniences?   None of these conditions currently exist in this 

neighborhood. 

         1.  If the answer to the first question is “no”, why is it being approved for an established 

neighborhood of single family residences? 

         2.  If the answer to the second question is “yes”, it is obvious that greed and money are more 

important than maintaining the integrity of the surrounding community.  You are to be pitied for your  

stance on this. 
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STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF 
FEBRUARY 22, 2023

FILE NO: LU-2023-0016             AGENDA ITEM:  6.D

STAFF CONTACT: Heather Manzo, Associate Planner

AGENDA TITLE:  For Possible Action: Discussion and possible action regarding an application 

residential development within the Stafford Greens Planned Unit Development on a property zoned 
-

-563-07.  (Heather Manzo, hmanzo@carson.org)

STAFF SUMMARY: The Applicant is proposing to construct a 12-unit multi-family residential 
project on a ±27,268 square foot parcel.  Multifamily development is allowed within the NB-P use 
district upon approval of a SUP.  The Planning Commission is authorized to approve the SUP.

PROPOSED MOTION: approve the special use permit LU-2023-0016 based on the 
ability to make the required findings, and subject to the conditions of approval contained in the staff 

VICINITY MAP:

Subject
Site

25



LU-2023-0016 
February 22, 2023 

Stafford Way 
Page 2 

 

RECOMMENDED CONDITIONS OF APPROVAL 
 
1. All development shall be substantially in accordance with Special Use Permit plans and 

application materials on file with the Carson City Community Development, Planning 
Division .   

 
2. All on and off-site improvements shall conform to City standards and requirements.  
 
3. The applicant shall meet all the conditions of approval and commence the use for which 

this permit is granted, within 12 months of the date of issuance of the special use permit.  
A single, one-year extension of time may be granted if requested in writing to the Planning 
Division 30 days prior to the one-year expiration date.  Should this permit not be initiated 
within one-year and no extension granted, the permit shall become null and void.   

 
4. The applicant must sign and return the Notice of Decision within ten (10) days of receipt of 

notification.  If the Notice of Decision is not signed and returned within ten (10) days, then 
the item may be rescheduled for the next Planning Commission meeting for further 
consideration. 
 

5. Prior to the issuance of the site improvement permit, the Applicant shall submit a landscape 
and irrigation plan and open space exhibit that demonstrates the project landscaping and 
common open space standards have been met.  The open space exhibit shall demonstrate 
quantitatively and qualitatively that the plan complies with Section 1.18.6.   
 

6. Prior to the issuance of a site improvement permit, the Applicant shall have plans approved 
that include a photometric plan that demonstrates compliance with the non-residential 
lighting standards contained in  Division 1.3. 
 

7. Prior to the issuance of a site improvement permit, the applicant shall demonstrate that all 
garage spaces will be reserved for vehicle parking only and shall not be used for storage.  
The Applicant shall provide a notice to tenants disclosing this limitation.  This may include, 
but is not limited to, providing a parking plan that assigns parking spaces to each unit and 
providing staff with a draft of the disclosure notice.  
 

8. Prior to the issuance of a site improvement permit, the Applicant shall have plans approved 
that include a driveway apron on Silver Sage Drive will be limited to a right turn egress only. 
 

9. Prior to the issuance of a site improvement permit, the Applicant shall submit an update 
water main analysis using a peaking factor of 2.0. 
 

LEGAL REQUIREMENTS: 
Permits), 18.04.120 Neighborhood Business- Planned Unit Development NB-P  
Division 1.18 (Residential Development Standards in Non-Residential Districts) 
 
MASTER PLAN DESIGNATION: High Density Residential ( HDR ) 
 
PRESENT ZONING: NB-P 
 
KEY ISSUES: Will the proposed development be compatible with the surrounding neighborhood 
and be in keeping with the standards of CCMC?  
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SURROUNDING ZONING AND LAND USE INFORMATION:  
 EAST: NB-P / single family residential  
 WEST: NB-P / office buildings 
 NORTH: NB-P and MFA-P / office & single family residential 
 SOUTH: NB-P / single family residential  

 
ENVIRONMENTAL INFORMATION: 
 FLOOD ZONE: Unshaded X Zone, no special flood requirements 
 EARTHQUAKE FAULT:  Less than 500 feet from site 
 FAULT ZONE: Zone 1 with greatest severity 
 SLOPE: The site is relatively flat  

 
SITE DEVELOPMENT INFORMATION: 
 SITE SIZE: ±0.72 acres 
 EXISTING DEVELOPMENT: vacant 
 PROPOSED DEVELOPMENT: multifamily residential development 
 PROPOSED PARKING: 24 required, 28 on-site spaces, on-street parking available on Stafford 

    
PREVIOUS REVIEWS:   
SUP-19-177  A SUP for this project was approved on November 19, 2019, however the project 
was not constructed and the approval has expired.   
 
DISCUSSION:  Although the subject property is in a Planned Unit Development ( PUD ), there are 
no use restrictions as part of the PUD.  Therefore, the uses are those allowed by the base zoning. 
The applicant is proposing a 12-unit apartment complex consisting of three 4 unit buildings.  Each 
building will be two stories, with two units on the first floor, and two units on the second floor.  Each 
unit will have a one car garage.  Residential development within the NB zone, a non-residential 
zoning district, requires the approval of a SUP.  The project must meet all SUP findings as well as 
the additional findings contained in CCDS 1.18 to be approved.  An analysis of applicable 
standards has been provided in the findings section of this report.  
 
 
PUBLIC COMMENTS: Public notices were mailed on February 8, 2023 to 90 property owners 
within 300 feet of the subject property.  As of the writing of this report, staff had not received any 
public comments related to the request.  Any comments that are received after this report is 
completed will be submitted to the Planning Commission prior to or at the meeting on February 22, 
2023, depending on the date of submission of the comments to the Planning Division. 
 
OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: The following comments 
were received by various City departments.  Recommendations have been incorporated into the 
recommended conditions of approval, where applicable. 
 
Fire Department:   
1. The project must comply with the 2018 International Fire Code ( IFC ) and Northern 

Nevada Fire Code amendments as adopted by Carson City. 
2. Apartment buildings must have fire sprinklers, fire alarm, and if the property is gated, a 

Knox box. 
3. All Fire Department Connections ( FDC ) shall be labeled and meet code requirements for 

identification and site location. 
4. Fire Hydrants shall be located within 100 feet of all  
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5. Access will need to meet Fire Department requirements.  Dead end access roads in 
excess of 150 feet must have an approved turnaround in accordance with the 2018 IFC. 

6. The minimum width of all access roads shall be 20 feet unobstructed, and 30 feet inside 
and 50 feet outside radius turns.    

7. All addressing shall be approved by the Fire Department.   

Development Engineering:    
The Carson City Public Works Department, Development Engineering 

has no preference or objection to the special use permit request. 
 
Development Engineering has reviewed the application within our areas of purview relative to 
adopted standards and practices and to the provisions of CCMC 18.02.080, Conditional Uses.  
Development Engineering offers the following discussion: 
 
The project must meet all CCDS and Standard Details.  
 
CCMC 18.02.080(5)(a) - Master Plan 
The request is not in conflict with any Engineering Master Plans. 
 
CCMC 18.02.080(5)(b)  Use, Peaceful Enjoyment, Economic Value, Compatibility 
Development Engineering has no comment on this finding. 
 
CCMC 18.02.080(5)(c) - Traffic/Pedestrians 
The closest intersection is Silver Sage Drive and Stafford Way. Silver Sage Drive is a minor 
collector while Stafford Way is a local street. Stafford Way is wide enough to allow parking on the 
street while Silver Sage Drive does not accommodate parking on the street. The point of 
ingress/egress is onto Stafford Way however the driveway apron on Silver Sage Drive will be 
limited to a right turn egress only. 
 
There are no improvements required for this development other than the exit onto Silver Sage 
Drive shall be right turn only which the submitted plans reflect.  Per CCDS 21.4, any damage to 
existing striping will need to be repaired, to include bike lane striping on Silver Sage Drive.  
 
CCMC 18.02.080(5)(d) - Public Services 
Sanitary Sewer: An 8-inch main within Silver Sage Drive is at 32% full per the sewer main analysis 
and the  Sewer mains do not reach 
capacity until the d/D is 50%.  The sanitary sewer system has capacity to serve the project.   
 
Water: The existing 8-inch water main in Stafford Drive has the capacity to serve this project with 
their domestic, irrigation, and fire flow demands without any additional improvements.  The 
apartments will be master metered off Silver Sage Drive in the southwest corner per our standard 
detail C-1.2.5. 
 
Storm Drain: There is an existing 24-inch reinforced concrete pipe in Silver Sage Drive.  This 
project will be required to meet the requirements per the Carson City Drainage Manual including 
but not limited to incorporation of Low Impact Development design.  
 
CCMC 18.02.080(5)(e)  Title 18 Standards 
Development Engineering has no comment on this finding. 
 
CCMC 18.02.080(5)(f)  Public health, Safety, Convenience, and Welfare 
The project meets will meet engineering standards for health and safety. 
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Earthquake faults: The closest fault is approximately 480 feet away with a slip rate of less than 0.2 
mm/yr.  Due to the distance and minimal slip rate of the fault, no special requirements, with respect 
to the fault, is required. 
 
FEMA flood zones: Property is in Unshaded X Zone, so no special flood requirements. 
 
Site slope: The site slope is between 0 to 2 percent. 
 

table being more than 80 inches. 
 
CCMC 18.02.080(5)(g)  Material Damage or Prejudice to Other Property 
Development Engineering has no comment on this finding. 
 
CCMC 18.02.080(5)(h)  Adequate Information 
The plans and reports provided were adequate for this analysis. The water main analysis will need 
to be revised during site improvements using a peaking factor of 2.0, not 1.5 however the city is 
not concerned with the ability to serve this property with the peaking factor of 2.0. The change in 
peaking factor will not have an impact on the ability to make SUP findings. 
 
Building Division:    
 
Prior to the issuance of any building permit, the applicant will need to provide construction plans 
which comply with applicable building codes including compliance with the following: 
 

1. Plans must specifically identify each of the respective adopted 2018 Code Series and 
Northern Nevada Amendments (Building and Fire) that govern the design, construction, 
and inspection of the proposed project scope. 

  
2. All R-2 Accessibility requirements per the 2018 IBC Chapter 11 and the 2009 ICC/ANSI 

A117.1 Accessible and Usable Buildings and Facilities 
  
These comments are based on a review of the documents submitted with the SUP application and 
do not constitute a comprehensive plan review or approval for building permit issuance.  All 
pertinent requirements of the adopted local and state laws will still apply at the time of permit 
application, plan review submittal and site inspections. 
  
Any approval granted by any division for previously approved plans shall not constitute permission 
to set aside any code requirements. 
 
SPECIAL USE PERMIT FINDINGS: Staff's recommendation is based upon the findings as 
required by CCMC 18.02.080 (Special Use Permits) enumerated below and substantiated in the 
public record for the project. 
 
1. Will be consistent with the master plan elements. 
 
The Master Plan designation for the site is HDR.  This designation is intended to create 
opportunities for higher-density neighborhoods in an urban and suburban setting.  The primary 
uses are apartments, condominiums, townhomes, fourplexes and duplexes.  The proposed use is 
consistent with this land use designation. 
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As proposed, and with recommended conditions, the proposal is consistent with the adopted 
Master Plan and Elements. 

 
2.  Will not be detrimental to the use, peaceful enjoyment, economic value, or 

development of surrounding properties or the general neighborhood; and will cause 
no objectionable noise, vibrations, fumes, odors, dust, glare or physical activity.   

 
The site is more appropriate for residential development than non-residential development due to 
the development of surrounding properties.  The property backs up to townhouses on the south 
side.  On the other three sides, it is surrounded by streets.  Uses on the north and west are office 
uses, uses on the east are townhouses.  Given that this site has roads on three sides, and the 
closest building to a shared property line (the south property line) is 40 feet from the property line, 
staff does not find that the two-story structures will be detrimental to existing single-story homes.  
The impacts associated with the proposed use are consistent with those of a multi-family use which 
does not generate objectionable noise, vibrations, fumes, odors, dust, glare or physical activity.  
The use will not compromise the peaceful enjoyment of surrounding properties or that of the 
surrounding neighborhood.  CCDS 1.3.3 (General Lighting Requirements in Commercial Zones) 
requires a photometric plan to be provided to ensure site and building lighting is sufficiently placed, 
downlit and shielded to eliminate light glare. 
 
3.  Will have little or no detrimental effect on vehicular or pedestrian traffic.  
 
Silver Sage Drive is a collector roadway and Stafford Way is a local street.  The existing 
infrastructure and drive aisles are sufficient to provide safe access and circulation.  Ingress to the 
site will be from Stafford Way while egress is possible using Stafford Way or Silver Sage Drive 
which will be a right out only.  Where sidewalks do not exist along the project frontages, the project 
will install sidewalks to provide pedestrian connectivity.  The project will not result in a detrimental 
effect on vehicular and pedestrian traffic.  
 
4.  Will not overburden existing public services and facilities, including schools, police 

and fire protection, water, sanitary sewer, public roads, storm drainage, and other 
public improvements.  

  
The existing sewer, water, and storm drain infrastructure are sufficient to provide service to the 
project.  As noted in the June 29, 2022 annual report to the Growth Management Commission, the 
School District has indicated that they do not have any concerns with the number of children 
resulting from the new construction.  Police and Fire protection is provided to this area and will 
serve the site.  The Water main analysis will need to be updated to include a peaking factor of 2.0, 

ite. 
 
5. Meets the definition and specific standards set forth elsewhere in this title for such 

particular use and meets the purpose statement of that district.  
 
The project is subject to CCDS 1.18 and has met the requirements as discussed below: 
 
1. Permitted uses. Residential uses are only allowed as permitted by Chapter 18.04, Use 

Districts, as a primary or conditional use in the applicable zoning districts.  
 
Staff Response: A multifamily development is allowed within the NB zoning district with the 
approval of a SUP.  
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2. Maximum permitted density. There is no maximum residential density within non-residential 
zoning districts subject to meeting the height, setback, parking and open space 
requirements of this chapter.  

 
Staff Response: The Applicant is proposing 12 residential units on a 0.72-acre site which will result 
in a project that has a density of 16.6 dwelling units per acre.  The project complies with other code 
requirements contained in this chapter.  
 
3. Maximum building height shall be the maximum height established by the zoning district in 

which the project is located.  
 
Staff Response: The maximum building height for a project within the NB zoning district is 26 feet 
tall, unless otherwise approved by SUP.  The Applicant is proposing buildings that are 22.3 feet 
tall and comply with the maximum height standards. 
 
4. Setbacks. Minimum setbacks shall be those established by the zoning district in which the 

project is located, subject to the following:  
 a. In the NB, RC, GC and GO zoning districts, a minimum setback of twenty (20) feet 

is required adjacent to a residential zoning district, with an additional ten (10) feet for each 
story above one (1) story if adjacent to a single-family zoning district.  

 b. A minimum setback of ten (10) feet is required from the right-of-way of an arterial 
street as identified in the adopted Transportation Master Plan, excluding the Downtown 
Mixed-Use area.  

 
Staff Response:  The site design separates the proposed buildings from the adjacent residential 
development with access lanes, parking, and landscaped areas.  The project setbacks are noted 
in the table below. The proposal complies with the required minimum setbacks.   
 

 East West North South 
Required 0 feet 0 feet 30 feet 0 feet 
Proposed 18 feet 12 feet 7.5* feet 30 feet 

 
*The north setback is based on the multi-family apartment zoning that is across the street.  When 
the setback is based on the adjacent use, and the adjacent use is across the street, the setback 
may be taken from the middle of the street. 
 
5. Required parking: Two (2) spaces per dwelling unit; and in compliance with the 

Development Standards Division 2, Parking and Loading.  
 
Staff Response:  Per Division 2, two parking spaces are required for each dwelling unit plus guest 
parking at a rate of 1 space for every 2 units.  Since there is on-street parking available adjacent 
to the site along Stafford Way, on-site guest parking is not required.  With 12 apartment units 
proposed, this results in a requirement for 24 on-site parking spaces.  The applicant proposes 16 
surface parking spaces, including one accessible space as well as a single car garage space for 
each unit for a total of 28 onsite parking spaces.  A condition is recommended to require the garage 
spaces to be utilized for tenant parking and not for storage.  

 
It should be noted that CCDS Division 2, Section 2.1.16 requires snow storage for development 
projects.  Snow storage must not be located within required parking areas or where living 
landscaping is located.  
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6. Open Space.  
 a. For Multi-Family Residential development, a minimum of 150 square feet per 

dwelling unit of common open space must be provided. For projects of 10 or more units, 
areas of common open space may only include contiguous landscaped areas with no 
dimension less than 15 feet, and a minimum of 100 square feet per unit of the common 
open space area must be designed for recreation, which may include but not be limited to 
picnic areas, sports courts, a softscape surface covered with turf, sand or similar materials 
acceptable for use by young children, including play equipment and trees, with no 
dimension less than 25 feet.  

 b. For Multi-Family Residential development, a minimum of 100 square feet of 
additional open space must be provided for each unit either as private open space or 
common open space.  

 c. For Single-Family Residential development or Two-Family Residential 
development, a minimum of 250 square feet of open space must be provided for each unit 
either as private open space or common open space.  

 d. Front and street side yard setback areas may not be included toward meeting the 
open space requirements.  

 
Staff Response: This multifamily development proposes approximately 3,593 square feet of open 
landscaped common area, of which only 3,000 square feet is required.  The proposal exceeds the 
minimum open space requirements.  To ensure the open space requirements will be met at the 
time of development, a detailed exhibit demonstrating compliance with these standards will be 
required prior to the issuance of construction permits. 
 
7. Landscaping. Landscaping shall comply with the Carson City Development Standards 

Division 3, Landscaping.  
 
Staff Response: Based on 19,430 square feet of impervious surface, the minimum landscape area 
is ±3,886 square feet.  The Applicant is proposing to exceed the code requirements for landscaped 
area as the proposal includes approximately 3,798 square feet of landscaped area which consists 
of required landscape areas excluding common open space landscaping.  Code requires 
landscape and irrigation plans however, does not address the timing for when the plans are to be 
presented for approval.  A condition is recommended to require the Applicant to submit the 
landscape and irrigation plans with the site improvement permit package.  
 
8. Special Use Permit review standards. Where a residential use is a conditional use within a 

given zoning district, the Planning Commission shall make two (2) of the following findings 
in the affirmative in the review of the Special Use Permit in addition to the required findings 
of Section 18.02.080 of the Carson City Municipal Code.  

 
Staff Response: Staff is able to make findings a and b as outlined below: 

 
 a. The development is not situated on a primary commercial arterial street frontage.  
 
Staff Response: The project site is located on Stafford Way, a local street and Silver Sage Drive 
which is designated as a collector street.  The request meets this finding.  
 
 b. The development is integrated into a mixed-use development that includes 

commercial development. 
 
Staff Response: The project is within an area immediately surrounded by a mix of office and lower 
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density uses.  While the project site is not proposing mixed use, the parcel in the greater context 
of its surroundings does create a mix of uses.  The request meets this finding.  
  
6. Will not be detrimental to the public health, safety, convenience and welfare.  

 
As conditioned, the proposed development will not be detrimental to public health, safety, 
convenience, and welfare.  The use is compatible with other uses in the neighborhood, and meets 
the requirements for on-site parking.    
 
7. Will not result in material damage or prejudice to other property in the vicinity.  
 
The proposed project will introduce more housing options in a location that is within proximity of a 
variety of non-residential uses.  The mix of uses will allow for residents to work at or utilize the 
commercial services nearby.  The request will not result in material damage to other property in 
the vicinity. 
 
Attachments: 
 Application LU-2023-0016 
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P.O. Box 18871 
Reno, Nevada 89511 

Locally Owned & Operated 

 
 

1 
 

January 11, 2023 

 
 
Subject: Written Project Description for Stafford Way Luxury Apartments.  Special Use 

Permit for Property Owned by Jeffrey P Pisciotta Bldr�s Inc 
Applicant: Carson Luxury Housing, LLC
Stafford Way Apartments � Corner of Stafford Way and Silver Sage Dr 
Carson City, NV  89701 
Carson City APN 009-563-07 
 
 

Carson City Planning Commission, 
 
 
My name is Christopher Moltz, P.E. with Westex Consulting Engineers.  On behalf of my office, I am 
acting as agent for the Applicant (Carson Luxury Housing, LLC) and Jeffrey P Pisciotta Bldr�s Inc, 
owner of APN 009-563-07, located at the southeast corner of Stafford Wy and Silver Sage Dr.  We are 
submitting this Special Use Permit application written project description since a residential project is 
proposed within a Neighborhood Business Planned Unit Development (NB PUD) zoning district.  This 
Special Use Permit is required per the Major Project Review notes for MPR 18-167, dated December 
19, 2018. The applicant wishes to construct a multi-family residential project on his property.  

 
The project will consist of three, four-unit upscale apartment buildings. Each apartment building will be 
two stories. Upstairs units will be approximately 1,350 square feet in area, and downstairs units will be 
approximately 950 square feet in area.  Both upstairs and downstairs units and are proposed to have 
either 2 or 3 bedrooms (depending on the unit) and 2-baths.  Each apartment will have a private 
garage.  Downstairs units will have direct access to their private garages.  Site improvements will 
consist primarily of grading, water and sewer connections, telecommunications connection and 
drainage facilities, asphalt placement for driveways, parking areas and drive aisles, curb and gutter and 
landscaping.  Open space as proposed, exceed the requirements set forth in the MPR meeting notes.  
All setbacks outlined in the MPR meeting notes have been met.  Four of the six downstairs units will 
have their own private yards.  The existing lot is currently vacant. A proposed site plan and proposed 
elevation accompanies this Special Use Permit application.  
 
A special use permit was previously approved and granted under SUP-19-177.  The applicant has 
since completed and received approval from Carson City Engineering Department approval for design 
of the civil improvements.  The applicant was subsequently filing for building permit approval, when a 
comment was received back that the previous special use permit was expired, much to their surprise.  
The applicant is now re-filing for an identical special use permit to replace the one that expired.   
 
The applicant appreciates the Planning Commission�s previous support and approval of this project.  A 
copy of the previous Notice of Decision approved by the Carson City Planning Commission is being 
attached to this letter (SUP-19-177). 
 
We hope that the findings in the original Notice of Decision remain valid for resubmittal of this identical 
Special Use Permit Application for the same purpose.  
 
 
 

40



2 
 

Thank you for your consideration in this matter. 
 
 
 
Respectfully submitted, 
WESTEX Consulting Engineers, LLC 
 
 

 
Christopher Moltz, P.E. 
Senior Project Manager 
chris@westexconsulting.com  
775-484-1013 
 
Attachment: Previous Notice of Decision for SUP-19-177 
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P.O. Box 18871 
Reno, Nevada 89511 

Locally Owned & Operated 

 
 

1 
 

January 11, 2023 

 
 
Subject: Special Use Permit Application Findings Letter for Stafford Way Luxury 

Apartments.   
Special Use Permit for property owned by Jeffrey P Pisciotta Bldr�s Inc. 

 Applicant: Carson Luxury Housing, LLC
Stafford Way Apartments � Corner of Stafford Way and Silver Sage Dr 
Carson City, NV  89701 
Carson City APN 009-563-07 
 
 

Carson City Planning Commission, 
 
 
My name is Christopher Moltz, P.E. with Westex Consulting Engineers.  On behalf of my office, I am 
acting as agent for the Applicant (Carson Luxury Housing, LLC), and Jeffrey P Pisciotta Bldr�s Inc, 
owner of APN 009-563-07, located at the southeast corner of Stafford Wy and Silver Sage Dr.  We are 
submitting this Special Use Permit application written project description since a residential project is 
proposed within a Neighborhood Business Planned Unit Development (NB PUD) zoning district.  This 
Special Use Permit is required per the Major Project Review notes for MPR 18-167, dated December 
19, 2018. The applicant wishes to construct a multi-family residential project on his property.  The 
existing lot is currently vacant. A proposed site plan and proposed elevation accompanies this Special 
Use Permit application.  
 
The applicant wishes to construct a multi-family residential project consisting of three, four-unit 
buildings. Site improvements will consist primarily of grading, water connection, sewer, 
telecommunications connection and drainage facilities, asphalt placement for driveways, parking areas 
and drive aisles, curb and gutter and landscaping.  The existing lot is vacant.  
 
According to the Special Use Permit application, the application consists of the following items: 

 
Site Plan: The attached site plan meets the requirements set forth in the Special Use Permit 
application.  

 
 The Administrative Permit Application Findings are required per Carson City Municipal Code (CCMC) 
18.02.080(5).  
 
Per CCMC 18.02.080(5), the findings from a preponderance of evidence must indicate that the 
proposed use: 
 

1. Will be consistent with the objectives of the Master Plan elements  
 

There are five themes within the Carson City Master Plan that will be addressed within 
Item 1.  
 

a) Balanced Land Use Pattern: 
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The proposed project will be an in-fill project. All properties surrounding the 
project are developed with either residential or commercial construction. No 
extensions or additions to public facilities will need to be constructed. 

The Applicant will use up to date materials and construction techniques to ensure 
water and energy conservation in their buildings. Achieving efficiency in water 
and energy consumption would also help minimize expenditures for the future 
residents of the multi-family buildings.  

The property, 009-563-07, is an existing property, within a developed area � on 
the southeast corner of Stafford Wy and Silver Sage Dr. - that is fully developed.  

Silver Sage Dr. is noted as a Designated Bike trail on Carson City�s Map Geo 
GIS website. Construction of the project would allow access to the trail from the 
project and would not impede access to the trail by either persons coming from 
the project or those riding along Silver Sage Dr.  
 
There are no character-defining features, including any trees, currently on the 
subject property.  
 
The subject property is not adjacent to any public lands or a county boundary.  
 
The subject property is not within a Mixed-Use area.  
 
This project will meet all transition standards as set forth in CCMC Appendix 18, 
Section 1.18, specifically setbacks from the residential areas directly adjacent to 
the south. 
 
The project is not within an environmentally sensitive area.   
 
The property is located in a Zone X flood hazard area and is over 500 feet from 
the closest geologic fault line.  
 
The existing water, sewer, storm drain, and street infrastructure are adequate to 
meet the needs of the project. The proposed project would consist of three, four-
unit buildings. 
 
The subject property is not within an identified Specific Plan Area.  
 
 

b) Equitable Distribution of Recreational Opportunities 
Open space will be provided in accordance with CCMC Appendix 18, Section 
1.18 (6). 

The subject property is not within an area noted as an open space opportunity as 
shown on the Open Space Opportunities map in the �Master Plan for the Future 
Open Space System� of the Carson City Open Space Plan, Section 3.  

c) Economic Vitality 
The project will be providing housing with the construction of three four-unit 
buildings containing upper-end residential spaces. No commercial construction 
will be a part of the project. The project is not located within the downtown core.  
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d) Livable Neighborhoods and Activity Centers 
It is expected the developers will use durable, long lasting materials in the 
construction of the project to ensure a long-lasting building.  The building style 
and architectural elements will be distinctive but still blend with the surround 
residential properties. The proposed architectural design elements which are to 
be further refined for this project are attached to this application. A single main 
access to the property will be along Stafford way.  A second �right out� only was 
added at the request of the Carson City fire department.  This will allow minimal 
disruption to traffic flow on Silver Sage Dr.  

This project is not located in a Mixed-Use Activity Center area or is in the 
Downtown core.  

e) A Connected City 
No new roadways will be created as a result of this project. Silver Sage Dr. is 
noted as a Designated Bike trail on Carson City�s Map Geo GIS website. Silver 
Sage Dr. is also on a JAC bus route. There is an existing JAC stop approximately 
140 feet north of the property on Silver Sage Dr.  Bicycle parking is anticipated 
for the proposed apartments. 

2. Will not be detrimental to the use, peaceful enjoyment, economic value, or 
development of surrounding properties or the general neighborhood; and is 
compatible with and preserves the character and integrity of adjacent 
development and neighborhoods or includes improvements or modifications 
either on-site or within the public right-of-way to mitigate development related to 
adverse impacts such as noise, vibrations, fumes, odors, dust, glare or physical 
activity. 

 
The property is located within a Neighborhood Business PUD zoning district. Adjacent 
properties are located within either the same Neighborhood Business PUD to the south 
and east and across Silver Sage Dr. to the west.  Properties to the north are either part 
of the Neighborhood Business PUD or Multi Family Apartment PUD. Since this project 
will be a residential project it will be similar to the majority of the existing projects 
surrounding it.  
 
The area surrounding the subject property including from Sonoma St. south to Pioche St 
and from Silver Sage Dr. east to Baker Dr. is designated as high density residential on 
the Carson City Land Use Master Plan. The multi-family proposal for the subject parcel 
conforms to the Land Use Master Plan. Traffic patterns from the proposed project will 
not conflict with existing traffic flow.  
 
All lighting will meet Carson City code to prevent adversely impacting surrounding 
properties.  
 
Landscaping is proposed for street frontages to provide a transition from the street to the 
proposed buildings.  
 
The community will benefit by additional residential square footage in an area where 
needed living space is at a premium.   
 
These apartments will be upscale, constructed to high standards, and visually appealing 
architectural elements.  It is anticipated that these apartments will only add value to the 
surrounding properties, as this is the last undeveloped lot in close vicinity to the project.  
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The large amount of proposed open space and landscaping area will only further 
improve the neighborhood.   

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

A traffic letter was previously completed on February 7, 2019, and a new Traffic Update 
Letter was completed on July 22, 2022 verifying the findings of the original letter. The 
highest number of Peak Hour Trips identified was 8 during the Saturday Peak Hour. The 
highest number of daily Vehicle Trips was 97.68 for a Saturday. Each is these is far 
below the threshold for a Traffic Study. In addition, a JAC bus stop is only 140 feet north 
of the subject property on Silver Sage Dr.  Pedestrian traffic will improve under this 
project, as only portions of existing sidewalk are in place around the subject property, 
and this project proposes to complete sidewalks around the property. 
 

4. Will not overburden existing public services and facilities, including schools, 
police and fire protection, water, sanitary sewer, public roads, storm drainage and 
other public improvements.  
 
This is an infill project so it is anticipated that the future demand created by this property 
was factored into the design and planning of public infrastructure, improvements, and 
service providers. No road improvements will be required.  
 
Drainage is expected to be handled by conveying storm water runoff to a series of 
detention basins, and then conveyed to existing Carson City facilities along either 
Stafford Way or Silver Sage Drive.   Any increase in runoff will be captured on-site in 
appropriately sized drainage facilities according to Carson City Standards.  
 
Sewer generation has been addressed in a sewer main analysis as required by Carson 
City Engineering per MPR 18-167.  
 
Water consumption has been addressed in a water main analysis study as required by 
Carson City Engineering per MPR 18-167.  
 
Traffic has been addressed in the Traffic Impact Study letter as required by Carson City 
Engineering per MPR 18-167. 
 
The results of these reports show a minimal impact to all three of these areas (traffic, 
sewer, and water). 
 
 

5. Meets the definition and specific standards set forth elsewhere in Carson City 
Municipal Code, Title 18 for such particular use and meets the purpose statement 
of that district.  

 
This property is zoned NB (Neighborhood Business). The purpose statement for this 
zoning states that it �is to provide services for the larger neighborhood, within walking or 
bicycling distance,��.  One of the Conditional Uses within the NB zoning district is 
�Single-family, two-family and multi-family dwelling; �. The proposed project will be a 
multi-family dwelling consisting of three, four-unit buildings.  The location of the project 
will allow for walking or bicycling to nearby businesses.  Bicycle parking is proposed on-
site for the apartments.  Access to further areas of the city are available through the 
nearby bus stop through JAC if private transportation is not available.  
 
The minimum area required for a NB zoned parcel is 9000 square feet (SF). APN 009-
563-07 is 27,272 SF or 0.626 acres in size. The property has a minimum width of 160.00 
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ft which is in excess of the 75 foot minimum per code. The maximum height of the 
structure at the highest point is proposed to be 26 ft which is the maximum height 
allowed in the code. The setbacks for the NB zoning are 0 feet for front, back, and side. 
However, setbacks, when the project is adjacent to residential zoning, are 20 feet plus 
10 feet for each story above the first floor. While the adjacent property zoning to the 
south is NB PUD and not residential, the setback on the south property line of the 
subject parcel will be set at 30 ft. Setback from the north is measured from the centerline 
of the right-of-way (ROW) of Stafford Way. Since the ROW of Stafford is 60 feet, the 
setback of 30 feet is contiguous with the north property line. The same is true for the 
setback from the west on Silver Sage Dr. To the east is a 26 ft wide public access 
easement (Heaton Way). 30 feet from the centerline of the easement would place the 
setback along the east property line 17 feet from the east property line.   

6. Will not be detrimental to the public health, safety, convenience and welfare.  

The project will be built to the current standards of Carson City and its referenced 
requirements. The project will provide additional needed housing in the Carson City 
area, in an already almost completely developed area. The proposed project is in 
keeping with the residential nature of the surrounding area and the overall neighborhood 
in general.  

7. Will not result in material damage or prejudice to other property in the vicinity, as 
a result of proposed mitigation measures.  

The proposed project will be built to Carson City and industry standards. It will result in a 
pleasing and desirable place to live. The project will only add to the value of the 
neighborhood. The existing lot is vacant and full of sagebrush and weeds that require 
maintenance to prevent the weeds from hindering use of the sidewalk.  The large 
amount of proposed open space and landscaping area will only further improve the 
neighborhood.  The setbacks required by Carson City in Carson City planning zoning, as 
well as the small number of proposed units, and the large amount of proposed 
landscaping and open space, will make sure that existing neighboring residential 
properties will be able to continue to enjoy their quality of life and privacy. 

In addition to the above findings, Carson City requires that when a residential use is a 
conditional use within a given zoning district, the Planning Commission shall make two of the four 
findings in the affirmative as outlined in CCMC Title 18, Division 1.18 (8): 

 
 

a. The development is not situated on a primary commercial arterial street frontage. 

The project is fronted on Silver Sage Dr. and Staffard Wy. Neither street is a primary commercial 
arterial street according to Carson City MapGeo website accessed on July 22, 2022. Silver Sage Dr. is 
a minor collector and Stafford Wy. is a local street. 

b. The development is integrated into a mixed-use development that includes commercial 
development 

A Mixed-Use commercial development is not applicable to this project.  

c.  The applicant has provided evidence that the site is not a viable location for commercial uses. 

There is a commercial building directly to the north of the subject property and a commercial park 
directly across the street on the west side of Silver Sage Dr. Trying to integrate a mixed-use 
development of commercial and residential on the 0.626 acre site would not create either a feasible 
commercial or residential development. According to the 2021 Vacancy Study for Carson City, 
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prepared by NAI Alliance, a commercial real estate company, the current vacancy rate for multifamily 
residences in Carson City is 3.6% (well below the industry equilibrium rate of 5%). This is well below 
the vacancy rate for office space, which sits at 8.4% (12.75% if excluding public entities), and the 
vacancy rate for retail, which sits at 14.9% (which is more than double the national rate of 5.7%).  The 
subject property�s size would not provide room for any significantly sized commercial building. It is not 
certain that the location and size of any commercial development on the subject property would attract 
renters or buyers to the property, especially given the office and retail vacancy rates. On the other 
hand, a residential development, especially a multi-family development, would more likely be occupied 
almost immediately, especially given the very low multi-residence vacancy rate in Carson City.  

d. The site is designated Mixed-Use Commercial, Mixed-Use Residential or Mixed-Use 
Employment on the Master Plan Land Use Map and the project meets all applicable mixed-use 
criteria and standards. 

The site is not designated as a Mixed-Use district.  

 
I hope this letter accurately summarizes all findings for this project, the need and demand for multi-
family residential is there and in much higher demand than commercial use in Carson City.  The 
approval of this project for multi-family use and the proposed upscale apartments will only help 
complete the neighborhood and add to its aesthetic and community value. 
 
Thank you for your consideration in this matter. 
 
 
 
Respectfully submitted, 
WESTEX Consulting Engineers, LLC 
 
 

 
Christopher Moltz, P.E. 
Senior Project Manager 
chris@westexconsulting.com  
775-484-1013 
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Test Date: Test Time:

Pressure Zone: Main Size:

Comments:

Static: 80 psi

Residual: 76 psi

psi Flow 1 HM1 23 2 1.307 748

5 % Flow 2 HM2 22 2 1.307 732

TRUE Flow 3

TRUE 1480

20 psi

Stafford_Silversage.pdf
1577Hydrant OBJECTID:

Data Sheet File Name:

Pursuant to NFPA 291, fire flow test data over five years old should not be used.  

Based on NFPA 291 - 2019 Edition and APWA Manual 17 - Fourth Edition

Area Map Rated Flow
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gpm

Pressure 
Drop:

Residual Hydrant

Hydrant 
Tester

Rated Capacity at 20 psi residual pressure.

Location of Test (Street and Cross Street):

5/18/2022

Testing Personnel:

Address Nearest Residual Hydrant:

0:00

Fire Flow Test Data Sheet

3096 Doubletree Ln

Stafford Way and Silver Sage Dr

NR, SW, AN, CP

6,400

Rated Pressure (for Rated Capacity Calculation)
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Subject property 
APN 009-563-07

Silver Sage Dr 
8" PVC Sewer
Tributary area
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