STAFF REPORT FOR PLANNING COMMISSION MEETING JANUARY 25, 2012

FILE NO: SUP-11-145
STAFF AUTHOR:

AGENDA ITEM: H-1

Jennifer Pruitt, Principal Planner

REQUEST: Approval of a Special Use Permit to allow the installation of ground
mounted solar panels (photovoltaic array) within the northeastern portion of the Carson
City Wastewater Treatment Plant site.
APPLICANT / OWNER: Carson City
LOCATION:

3320 East Fifth Street

APN:

010-031-06

RECOMMENDED MOTION: “I move to approve SUP-11-145, a Special Use Permit
application from Carson City, to allow ground mounted solar panels, on property
zoned Public Regional, located at 3320 East Fifth Street, Assessor’s Parcel
Number 010-031-06, based on seven findings and subject to the recommended
conditions of approval contained in the staff report.”
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RECOMMENDED CONDITIONS OF APPROVAL:
The following shall be completed prior to commencement of the use:
1.

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

2.

The applicant shall meet all the conditions of approval and commence the use
(obtain and maintain a valid building permit) for which this permit is granted
within twelve months of the date of final approval. A single, one-year extension
of time may be granted if requested in writing to the Planning and Community
Development Division thirty days prior to the one-year expiration date. Should
this permit not be initiated within one year and no extension granted, the permit
shall become null and void.

Conditions required to be incorporated into the proposed development plan.
3.

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

4.

All improvements shall conform to City standards and requirements.

The following shall be submitted or included as part of a building permit
application:
5.

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

6.

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

7.

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

8.

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

9.

The plans submitted for review shall comply with the prescriptive requirements
found in the Carson City Building Division handout titled: Commercial Submittal
Requirements.
This
handout
may
also
be
found
online
at:
www.carson.org/building

10.

The PV array shall be enclosed within the security fencing material as noted in
the submittal.

Staff Report
SUP-11-145
PWPV
January 25, 2012
Page 3 of 10

11.

The PV array shall be setback a minimum of 100 feet from all property
boundaries.

12.

All light fixtures shall be installed in such a manner that the shielding is installed
as designed. Fixtures shall be International Dark Sky Association approved such
as Dark Sky Friendly or equivalent with full cutoff lighting for area.

LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.080 (Special Use Permits)
and 18.04.185 (Public Regional)
MASTER PLAN DESIGNATION:

Public /Quasi Public

ZONING DISTRICT:

Public Regional (PR)

KEY ISSUES: Will the proposed Photovoltaic project cause material damage to
surrounding properties? Is this an appropriate location for the proposed use?
SURROUNDING ZONING AND LAND USE INFORMATION
NORTH:
SOUTH:
EAST:
WEST:

Public Regional PR- Corporate Yard
Public Regional PR - Nevada State Prison
Public P-Vacant land
Public Regional PR-Open Space

ENVIRONMENTAL INFORMATION
1 FLOOD ZONE: Zone AE (100-year flood plain) 32000/0111E
2 EARTHQUAKE FAULT: More than 500 feet
3 SLOPE/DRAINAGE: The parcel is generally flat
4 SOILS: 22 Greenbrae. Fine, sandy loam 1-2% slopes.13 Dalzell Variant.
sandy loam 1-4% slopes.

Fine,

SITE DEVELOPMENT INFORMATION
1 LOT SIZE: 39 Acres
2 EXISTING LAND USE: Wastewater Treatment Plant. Various public uses, offices
and storage.
3 STRUCTURE HEIGHT: Various buildings and the Carson City Wastewater Treatment
Plant are located on the site.
4 PARKING: adequate parking already located on site.
5 SETBACKS: Determined per SUP
6 VARIANCES REQUESTED: none
REVIEW HISTORY
•

March 30, 2000: Utility complex vehicle and materials storage area was
proposed. A letter was issued by Juan Guzman stating no additional review by
Special Use Permit was required to allow for this proposed expansion as it was
covered under the original special use permit U-97/98-03.

•

July 30, 1997: Special Use Permit U-97/98-3 approved review of the master plan
for the City’s Corporate Yard area, including allowing phased office and
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accessory development. This plan is still in effect and will continue, as some of
the items referenced here have not been completed.
•

April 24, 1996: Special Use Permit U-95/96-34 approved construction of a
warehouse and office additions.

•

October 25, 1994: Special Use Permit U-94/95-16 approved construction of a
600 square foot asphalt storage building and replacement of an existing tank with
a new 6,700 gallon tank.

•

April 28, 1994: Special Use Permit U-91/92-35 approved construction of a 6,000
square foot vehicle storage building.

•

August 16, 1990: Special Use Permit U-90/91-3 approved allowing construction
of a new 3,000 square foot office building for the use of the Utilities and Sewer
Department.

•

July 19, 1990: Special Use Permit U-89/90-32 approved allowing construction of
a new 240 square foot storage building for use by the Health Department for
storage.

•

January 31, 1989:
Special Use Permit U-88/89-13 approved to allow
construction of a 2,700 square foot expansion for water maintenance offices.

•

February 02, 1989: Special Use Permit U-88/89-9 approved relocation of two
Park and Recreation Department buildings from Beverly Drive to the City’s
Corporate Yard due to the pending construction of the City’s senior citizen
buildings.

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

The Conditional Uses in the Public Regional zoning district which require a
Special Use Permit are: Buildings and facilities owned, leased or operated by the
city of Carson City, Carson City Unified School District or any other district, state
of Nevada or the government of the United States.
All public district development standards relative to lot area, setbacks, building
height, landscaping, off-street parking and signs shall be based on requirements
and conditions of the Special Use Permit.

The Carson City Wastewater Treatment Plan Solar Photovoltaic (PV) Project consists of
the installation of a 300 KW Solar Photovoltaic System on the 39 acre site. The
construction of the project includes a ground-mounted PV array of approximately 1.6
acres including panels, inverter and racking system.
Green energy is a popular term that describes environmentally friendly sources of power
and energy. Unlike conventional energy sources such as oil, gas, coal etc., green energy
typically refers to renewable and non-polluting energy sources. Consumers, businesses,
and organizations can support the development of clean technologies by choosing to
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purchase green power instead of conventional electricity. In effect, this will reduce the
environmental impact associated with conventional electricity generation and also
increase their energy independence.
Carson City is proposing to locate an approximate 70,000 square foot ground mounted
(approximately nine feet in overall height) PV array in the northeastern portion of the
Wastewater Treatment Plant site. The project site area is currently an abandoned and
filled settlement pond that was once used by the wastewater treatment plant.
The PV panels selected for this project is the TSM-PA05 (Universal Solution) a product
made by Trina Solar. As noted by Trina Solar, the product is easy to install, has a high
performance level under light conditions, (cloudy days, mornings and evenings),
guaranteed to produce a power output, the most popular panel produced by Trina Solar
and is a perfect panel for a larger scale ground mounted installation. The PV array will
be enclosed inside a 7.5 foot tall chain-link fencing material, similar to the existing
Wastewater Treatment Plant fencing.
In reviewing the information provided by the applicant and the required findings as
identified below, the findings to grant approval of this Special Use Permit can be made.
Therefore, it is recommended that the Planning Commission approve this Special Use
Permit application, SUP-11-145.

Staff Report
SUP-11-145
PWPV
January 25, 2012
Page 6 of 10

PUBLIC COMMENTS: Public notices were mailed on January 06, 2012, notices were
sent to 34 adjacent property owners within 300 feet of the subject site pursuant to the
provisions of NRS and CCMC. Staff has received one comment via email requesting
“Dark Sky” lighting practices from adjacent property owner, State of Nevada. There is no
lighting proposed for this project at this time. Any comments that are received after this
report is complete will be submitted prior to or at the Planning Commission meeting,
depending on their submittal date to the Planning Division.
OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: The following
comments were received from various city departments. Recommendations have been
incorporated into the recommended conditions of approval, where applicable.
Building Division comments:
These comments do not constitute a complete plan review, but are merely
observations based on the information and plan sheets provided. The comments
do not reflect all submittal requirements necessary for this project, but are those
requirements that have generated concerns with similar projects in the past.
GENERAL COMMENTS
1. This project requires an application for a Building Permit, issued through the
Carson City Building Division. This will necessitate a complete review of the
project to verify compliance with all adopted construction codes and municipal
ordinances applicable to the scope of the project.
2. The plans submitted for review shall comply with the prescriptive requirements
found in the Carson City Building Division handout titled: Commercial Submittal
Requirements.
This
handout
may
also
be
found
online
at:
www.carson.org/building
Engineering Division comments:
•

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

Fire Department comments:
•

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

Health Department comments:
•

Carson City Health and Human Services has no comments as the project was
presented in the packet received in our office on December 30, 2011.
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FINDINGS: Staff recommends approval of the Special Use Permit based the findings
below, pursuant to CCMC 18.02.080 (Special Use Permits), subject to the
recommended conditions of approval, and further substantiated by the applicant’s written
justification.
As herein described, the proposed project is consistent with the following applicable
goals and policies (in italics) of the Master Plan in accordance with the seven findings (in
bold) required for approval of a Special Use Permit:
1. The use will be consistent with the objectives of the Master Plan elements.
Chapter 3: A Balanced Land Use Pattern
Establishing a balance of land uses within the community promotes vitality and long-term
economic stability. A balanced community is able to provide employment opportunities
for its residents as well as a diverse choice of housing, recreational opportunities, and
retail services. Carson City strives to maintain its strong employment base and extensive
network of public lands while increasing housing options and the availability of retail
services to serve residents of the City and surrounding growth areas.
The purpose of this project is to utilize alternative energy solutions (solar energy) to
assist in the powering of the Carson City Wastewater Treatment Plant. This will not only
provide a savings to Carson City, but will also help reduce the overall demand on the
power grid. Materials used in the construction will be sustainable building materials and
construction techniques to promote water and energy conservation (1.le, f).
The proposed ground-mounted photovoltaic arrays are being installed on the existing
Wastewater Treatment Plant site. The project does not generate any redevelopment or
infill. As such, this project complies with the intent of the priority infill development area
goals. (1.2a).
This project is not at the urban interface and will not impact existing site features, to
include mature trees and character-defining features. All work associated with this
project will occur within the existing Wastewater Treatment property (1.4c).
As presented by the applicant, the proposed ground-mounted photovoltaic arrays are set
back significantly from the site’s north and east property lines. Because this site is zoned
“Public Regional,” the Special Use Permit specifies the setback requirements. (2. id).
Existing site conditions allow adequate access to the proposed project, without
disturbing the site operations or neighboring parcels. Installation of this proposed project
will not impact these existing improvements.

Staff Report
SUP-11-145
PWPV
January 25, 2012
Page 8 of 10

Chapter 6: Livable Neighborhoods and Activity Center
Carson City strives to be a city known for its safe, attractive and diverse neighborhoods,
compact mixed-use activity centers, and its vibrant, pedestrian-friendly Downtown.
Access to parks, pathways, open space, and recreational facilities will be emphasized
and the incorporation of thoughtful design and site planning techniques will be
encouraged in all development. New commercial development will be focused in
pedestrian-friendly, mixed-use activity centers located along major thoroughfares where
they will be readily accessible to surrounding neighborhoods and may ultimately be
served by transit. New higher-density housing will be encouraged as part of the overall
land use mix along the City’s major gateway corridors and within the Downtown area to
provide a more diverse selection of housing types and price ranges for residents within
walking distance of the City’s primary job and activity center.
This project involves the installation of ground-mounted photovoltaic arrays. As such,
this green energy project will use durable, long-lasting building materials. (6.1 a).
Photovoltaic arrays are a relatively new addition to the eastern portion of Carson City.
This use will generate visual and technical interest due to its function and appearance.
The arrays will be angled to the south to maximize exposure to the sun. It is important
that the arrays are effective, without being a visual nuisance to the neighboring parcels.
(6.lb).
Chapter 7: A Connected City
A connected city allows residents to travel within the community, and to other centers
within the region, in a variety of ways using a safe, efficient, multi-modal transportation
system. Carson City will promote a sense of community by linking its many
neighborhoods, employment areas, activity centers, parks, recreational amenities, and
schools with an extensive system of interconnected roadways, multi-use pathways,
bicycle facilities, and sidewalks. Additionally, the City will seek opportunities to expand
existing transit services as feasible to increase travel choices for the community and to
support a more compact pattern of growth.
As noted by the applicant, the project does not provide any additional pathways, but it
also does not hinder existing pathways on and around the subject site.
2.

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

During construction dust must be controlled and staff has recommended a condition of
approval to this effect. Once complete, the proposed use should not create any
objectionable noise, vibrations, odors, dust, glare or physical activity any more than the
current use of the property does. Staff has included a condition of approval related to the
manufacturers recommended dust control measures. Carson City will be required to use
water or some form of dust control on the site.
The proposed PV array will not stand out in height or character compared to the Carson
City facilities on site. Currently, there are solar panels located on multiple buildings at the
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corporate yard, in addition to the PV array at the Carson High School, Eagle Valley
Middle School and the Army National Guard Facilities all within the general area. The PV
array will be partially screened from Edmonds Drive by existing berming and existing
evergreen trees on site.
It is not anticipated that the PV array will be detrimental to the use, peaceful enjoyment,
economic value, or development of surrounding properties or the general neighborhood.
3.

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

The site is served by an adequate existing street network. Pedestrian movement will not
be affected. Once the project is complete, vehicular traffic will be very minimal.
4.

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

The proposed project will have no impact on the existing public services and facilities,
including schools, police and fire protection, water, sanitary sewer, public roads, storm
drainage and other public improvements.
5.
The project meets the definition and specific standards set forth elsewhere
in this Title 18 for such particular use and meets the purpose statement of that
district.
The existing use of the Wastewater Treatment Plant meets the purpose of the Public
Regional zoning district.
Upon approval of the Special Use Permit with the
recommended conditions of approval, the proposed PV project will be in conformance
with the requirements of the Carson City Municipal Code and related Development
Standards.
6.

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

In addition to the issues addressed in this Special Use Permit, the proposed PV project
will require a building permit, related reviews and inspections and will therefore not be
detrimental to the public health, safety, convenience and welfare.
The applicant is proposing to enclose the PV array with security fencing material as
noted in the submittal.
7.

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

At this time there is no change proposed for the use of the subject site. The site will
continue to be used as a Wastewater Treatment Plant.
Should the PV array cease to operate for a period of one year, or falls into a state of
disrepair, it shall be considered abandoned and removed at Carson City’s expense.
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Respectfully submitted,
PUBLIC WORKS, PLANNING DIVISION

Jennifer Pruitt
__________________________________
Jennifer Pruitt, AICP, LEED AP
Principal Planner

Attachments:
Application (SUP-11-145)
Building Division comments
Engineering Division comments
Health Department
Fire Department
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