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PLANNING COMMISSION 
STAFF REPORT

Date: February 15, 2023

To: Reno City Planning Commission

Subject: Staff Report (For Possible Action): Case No. LDC23-00035 (Green Acres 
Storage) – A request has been made for: 1) a conditional use permit to establish 
a 310-unit mini-warehouse facility comprised of seven buildings and RV 
storage; and 2) an alternative equivalent compliance to vary from site 
landscape requirements. The ±1.85 acre project site is located south of the 
terminus of Green Acres Drive. The project site is located within the Mixed-
Use Suburban (MS) zoning district and has a Master Plan land use designation 
of Suburban Mixed-Use (SMU). 

From: Carter Williams, Assistant Planner

Ward #: 2

Case No.: LDC23-00035 (Green Acres Storage)

Applicant: Green Acres Storage Partners, LLC

APN: 043-282-03

Request: Conditional Use Permit: To establish a mini-warehouse use.

Alternative Equivalent Compliance: To vary from: a) landscape 
requirements; and b) wall articulation requirements.

Location: See Case Maps (Exhibit A)

Proposed Motion: Based upon compliance with the applicable findings, I move to approve 
the conditional use permit and alternative equivalent compliance, subject 
to conditions listed in the staff report.

Summary: The project site is composed of a single ±1.85 acre parcel located south of the terminus 
of Green Acres Drive. The proposed conditional use permit and alternative equivalent compliance 
would allow a mini-warehouse use to be constructed on a vacant parcel within the Mixed-Use 
Suburban (MS) zoning district and vary from landscape and wall articulation requirements by 
providing alternative site features. The project includes 310 self-storage units across eight 
buildings including indoor RV storage. Key project issues include: 1) compatibility and 2) site 
design.
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Analysis: 

Compatibility with Surrounding Uses: The project is located on a narrow ±73 foot wide vacant 
parcel previously owned by the Nevada Department of Transportation. The site is surrounded by 
properties with the MS zoning district except for single-family residential zoning located to the 
west, across the freeway. The property to the north of the site is an existing mini-warehouse facility 
and a retail shopping center. The existing mini-warehouse facility to the north would be operated 
in conjunction with this project site by the same applicant. To the east is the Dolan Lexus auto 
sales use. The property to the south of the site appears to be associated with ranch operations and 
is separated from this site by Dry Creek. Based on the project site size, the height of the buildings, 
and its separation from residentially zoned property by the freeway, this project is not subject to 
residential adjacency requirements. Although screening is not required by code, property 
landscaping will include a living landscape fence along the western property line to screen visual 
impacts from the freeway (Condition No. 6). With this additional screening and the existing 
commercial uses in the area, no adverse effects on nearby uses are anticipated. The use is proposed 
within an Urban Corridor per the Structure Plan of the Reno Master Plan, which encourages high-
density residential. Mini-warehouse uses provide storage services that support this goal.

Site and Building Design: Eight buildings comprise the project site with associated landscaping 
and flatwork improvements (Exhibit B). Of those eight buildings, six are to be used for self-
storage, one is to be used for RV storage to the rear, and one is to be for business-use storage and 
restrooms. The applicant plans to develop the site in two phases with the first phase including 
temporary outdoor storage of RVs. A phasing plan was not provided, so the property shall either 
be developed in a single phase in accordance with the provided plans without outdoor RV storage, 
or a phasing plan shall be submitted that provides for the installation of all required landscaping 
and screening improvements in the first phase (Condition No. 7). All areas to be used for outdoor 
storage of RVs must be paved and otherwise improved in accordance with city code.

The entire property is located within 100 feet of the freeway right-of-way which restricts the size 
of sign copy to 20 square feet if it is visible from the travel lanes of the freeway. No plans for 
signage were included with this proposal. All project signage will be subject to sign requirements 
within the Reno Municipal Code (RMC).

Alternative Equivalent Compliance: Landscaping is proposed, but due to the narrowness of the 
site, fire access requirements, and parking requirements, an alternative equivalent compliance is 
requested to partially satisfy the requirement for traditional ground landscaping with a vertical 
landscape fence (Exhibit C) that extends the full length of the property boundary abutting the 
freeway. Screening from the freeway is not required so the addition of a landscape screening 
element acts as better mitigation for visual impacts than ground landscaping.  Condition No. 7 
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requires the living landscape wall to be composed of a living landscape element (faux or inert 
materials will not be counted for landscape area), a trellis structure integrated into the fence located 
every 30 feet centered between required trees, and chain-link slats in a neutral color tone. An 
approved maintenance and operations manual shall be submitted to ensure the maintenance of the 
landscape element for the life of the project. The specific species of plant to be used is subject to 
the approval of staff to verify appropriate aesthetics and climate resiliency.

The MS zoning district requires a minimum landscape requirement of 20 percent. The project 
landscaping as proposed is composed of 7,926 square feet (±53 percent of total requirement) of 
ground landscaping and 6,786 square feet of vertical landscape area on the proposed living 
landscape fence (Exhibit D). The applicant’s request proposes to provide 14,721 square feet of 
landscaping, which is ±91.5 percent of the standard landscaping requirement. Condition No. 8 
requires that the site shall meet the minimum tree quantities based on the standard requirement.

The proposed landscape plan shows the fire access lane abutting the freeway right-of-way with no 
landscaping area except for the living landscape fence. To maximize the benefits of the traditional 
landscaping that is to be provided on-site, Condition No. 9 is proposed to require evergreen trees 
planted at a rate of one tree for every 30 feet of freeway frontage on the west side of the site. The 
combination of the living landscape fence and the evergreen plantings justifies a solution that 
provides benefits equal to or better than traditional ground landscaping would provide. 

The alternative equivalent compliance application also requests for deviation from the wall 
articulation standards for building elevations facing the Green Acres Drive frontage due to the 
exceptional narrowness of the site. The applicant proposes an expanded landscape area, pedestrian 
amenities, and varied architectural features on the building and screen wall to provide ground floor 
interest from Green Acres Drive (Exhibit E). Pedestrian amenities such as public seating, artwork, 
or fountains shall be provided between the building and the Green Acres Drive frontage subject to 
the approval of staff (Condition No. 10). Requirements for all other building elevations on-site 
will be required to meet standard wall articulation and other design requirements at the time of 
building permit review.

Floodplain/Drainage: A portion of the site to the south is located within a FEMA A Flood Zone. 
As this flood zone is characterized as an area of flooding with no Base Flood Elevation, it is 
required that the applicant demonstrate through a flood study that the onsite Base Flood Elevation 
and the affected building finish floors are proposed to be elevated to at least one foot above the 
Base Flood Elevation in accordance with RMC 18.04.102(c)(1)(c)(1). A Letter of Map Revision 
based on fill (LOMR-F) shall be submitted to the City prior to Certificate of Occupancy and 
submitted to FEMA after City approval (Condition No. 11). The proposed site improvements 
include an underground detention basin with a valley gutter directing storm water flows to the 
facility. The detention basin discharges storm water flows into an existing storm drain system 
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running east to west across the property. The proposed design mitigates the increase in design peak 
flows generated from the additional impervious surfaces on the site. The applicant will be required 
to provide a final hydrology report per the PWDM that depicts the overall on-site and off-site 
contributing drainage basins and addresses on-site and off-site storm water flows and detention 
and facility capacities for the predevelopment and post-development site conditions.

The site is located adjacent to Interstate 580 and has the potential to effect area drainage patterns. 
Condition No. 12 requires that the applicant obtain an occupancy permit from the Nevada 
Department of Transportation (NDOT) for the drainage encroachment.

Public Safety: As storage facilities have the potential to attract theft related crimes, the Reno Police 
Department often suggests camera systems to be provided on-site. Condition No. 13 requires that 
a security plan be submitted to the satisfaction of staff. This security plan shall include the 
installation of security cameras around the site and provides for measures to prohibit access to 
unauthorized individuals.

Master Plan Conformance: The subject site has a Master Plan land use designation of Suburban 
Mixed-Use (SMU) and is located in a Mixed-Use Area within an Urban Corridor per the Structure 
Plan Framework of the Reno Master Plan. As proposed, and with the recommended conditions, 
the project is in conformance with the SMU Master Plan land use designation and the following 
applicable Master Plan goals and policies:

1.1B: Community Development
1.2C: Existing Businesses
2.2B: Underutilized Properties
C-UC.1: Overall Mix
C-UC.20: Street-Level Interest
SD.12: Stormwater Management
SD.13: Stormwater Infrastructure

The Master Plan generally discourages development in floodplains through the following 
policies:

SD.5: Hydrologic Resources
SD.11: Flood Plain Protection
6.2E: Flood Management

An approved flood study and final hydrology report are required at the time of building permit 
that demonstrate that flood elevations will not be increased and hazards to other properties will 
not result or will be mitigated. 
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Public and Stakeholder Engagement: Concerns from external agencies that were received were 
incorporated into this staff report. The applicant presented to the Ward 2 Neighborhood Advisory 
Board (NAB) meeting on January 24, 2023. Concerns raised at the NAB included building height 
and the projects proximity to the freeway. A courtesy notice was sent out to surrounding property 
owners upon initial submission of the project and no comments were received at the time of writing 
this staff report. Any future comments will be forwarded to the Planning Commission as they are 
received. 

Recommended Conditions of Approval: All conditions shall be met to the satisfaction of 
Development Services Department staff, unless otherwise noted.

1. The project shall comply with all applicable City codes, plans, reports, materials, 
etc., as submitted. In the event of a conflict between said plans, reports, materials 
and City codes, City codes in effect at the time the application is submitted, shall 
prevail.

2. The owner or developer shall apply for all building permits for the entire project 
within 18 months of the date of approval of the conditional use permit and 
alternative equivalent compliance review applications and maintain the validity of 
that permit, or the conditional use permit and alternative equivalent compliance 
approvals shall be null and void.

3. Prior to the issuance of any building permit or business license, the applicant shall 
attach a copy of the final approval letter. The approval letter shall accompany a 
narrative that describes how the requested permit addresses each of the approved 
conditions of approval.

4. The applicant, developer, builder, property owner, or business proprietor, as 
applicable, shall continuously maintain a copy of this approval letter on the project 
site during the construction and operation of the project/business. The project 
approval letter shall be posted or made readily available upon demand by City staff.

5. Hours of construction, including grading, shall be limited to between the hours of 
7:00 a.m. and 6:00 p.m., Monday through Friday, and between 8:00 a.m. and 6:00 
p.m. on Saturday. There shall be no construction on Sundays. This condition shall 
not apply to dust control or storm water management operations. A note to this 
effect shall be placed on the title sheet of all building permit plan sets. If the 
construction hours need to be varied for the pouring of concrete slabs, interior 
construction hours or other modifications, a plan detailing the construction 
operations and provisions to minimize impacts on nearby residential areas shall be 
submitted and approved to the satisfaction of Administrator.

6. Outdoor RV storage shall not be allowed unless a phasing plan is submitted that 
provides for all screening and landscape requirements installed with the first phase, 
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and for all areas to be used for outdoor RV storage to be paved or otherwise 
improved pursuant to city code.

7. Prior to the issuance of a building permit or business license, a maintenance manual 
shall be approved by staff that ensures the continued maintenance of the living 
landscaping fence. A minimum six foot living landscape fence shall be provided 
along the eastern property line abutting the freeway right-of-way. Faux or inert 
landscape materials shall not be used to satisfy this condition. The specific plant 
species is subject to the approval of staff. Chain-link fence slats shall be installed 
in a neutral color tone. A trellis structure element every 30 feet, positioned between 
required trees, shall be affixed to the fence facing the freeway. 

8. The minimum ground landscape area on the site shall not be less than 7,926 square 
feet, not including the area achieved through the living landscape fence. The overall 
landscaping requirement, including the living landscape fence, shall not be less than 
14,712 square feet. A minimum of 54 trees shall be provided on-site.

9. Prior to the issuance of any permit, excluding mass grading, a final landscape plan 
shall be submitted that provides for evergreen trees at a rate of one tree for every 
30 feet of freeway frontage placed within a five-foot landscape strip on the west 
property line of the project site adjacent to the freeway. The provided trees can be 
used to satisfy the tree requirements for the site.

10. Prior to the issuance of any permit, excluding mass grading, the applicant shall have 
plans approved by staff demonstrating enhanced pedestrian amenities, such as 
artwork, fountains, or seating along the Green Acres Drive frontage.

11. Prior to the issuance of any permit within the FEMA A Flood zone, the applicant 
shall demonstrate through a flood study, the onsite Base Flood Elevation, and that 
the affected building finish floors are proposed to be elevated to at least one foot 
above the Base Flood Elevation in accordance with Reno Municipal Code. A 
FEMA Letter of Map Revision based on fill (LOMR-F) application shall be 
approved by the City after grading the site, and submitted to FEMA prior to any 
Certificate of Occupancy. 

12. Prior to the issuance of any permit, the applicant shall provide evidence that an 
occupancy permit has been received from NDOT for drainage encroachment.

13. Prior to the issuance of a business license, a security plan shall be submitted to the 
satisfaction of staff. This security plan shall include the installation of security 
cameras around the site and provide for measures to prohibit access to unauthorized 
individuals.

Findings: 
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General Review Criteria and Considerations: The decision-making body shall review all 
development applications for compliance with the applicable general review criteria stated below.

(1) Consistency with the Reno Master Plan: The proposed development shall be consistent 
with the Reno Master Plan. The decision-making authority:

a. Shall weigh competing plan goals, policies, and strategies; and

b. May approve an application that provides a public benefit even if the development 
is contrary to some of the goals, policies, or strategies in the Reno Master Plan.

(2) Compliance with Title 18: The proposed development shall comply with all applicable 
standards in this Title, unless the standard is lawfully modified or varied. Compliance 
with these standards is applied at the level of detail required for the subject submittal.

(3) Mitigates Traffic Impacts: The project mitigates traffic impacts based on applicable 
standards of the City of Reno and the Regional Transportation Commission.

(4) Provides Safe Environment: The project provides a safe environment for pedestrians 
and people on bicycles.

(5) Rational Phasing Plan. If the application involves phases, each phase of the proposed 
development contains all of the required streets, utilities, landscaping, open space, and 
other improvements that are required to serve or otherwise accompany the completed 
phases of the project, and shall not depend on subsequent phases for those 
improvements.

Conditional Use Permit: In addition to meeting the criteria in Section 18.08.304(e), Approval 
Criteria Applicable to all Applications, the following findings shall be made prior to granting a 
conditional use permit:

(1) The proposed location of the use is in accordance with the objectives of this Title and 
the purpose of the zoning district in which the site is located;

(2) The proposed land use and project design is compatible with surrounding development;

(3) The proposed land use and project design is consistent with applicable development 
standards;

(4) Public services and facilities are available to serve the project, or will be provided with 
development;

(5) The characteristics of the use as proposed and as may be conditioned are reasonably 
compatible with the types of use permitted in the surrounding area; and

(6) The granting of the conditional use permit will not be materially detrimental to the 
public health, safety, or welfare. The factors to be considered in evaluating this 
application shall include:
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a. Property damage or nuisance resulting from noise, smoke, odor, dust, vibration, or 
illumination; and

b. Any hazard to persons and property.

Alternative Equivalent Compliance: In addition to meeting the criteria in Section 18.08.304(e),
Approval Criteria Applicable to all Applications, the following findings shall be made prior to 
granting alternative equivalent compliance pursuant to RMC 18.08.803(d):

(1) Achieves the intent of the subject standard to the same or better degree than the subject 
standard;

(2) Advances the goals and policies of this Title to the same or better degree than the 
subject standard;

(3) Results in benefits to the community that are equivalent to or exceed benefits 
associated with the subject standard;

(4) Imposes no greater impacts on adjacent properties than would occur through 
compliance with the specific requirements of this Title; and

(5) Is not be materially detrimental to the public health, safety, or welfare.

Attachments:

Exhibit A – Case Maps
Exhibit B – Site Plan
Exhibit C – Living Landscape Fence Sample
Exhibit D – Landscape Plan
Exhibit E – Building Elevations
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