
 
 

STAFF REPORT FOR PLANNING COMMISSION MEETING OF MARCH 30, 2011 
 
FILE NO:  ZMA-11-015                                                                          AGENDA ITEM: H-2 
 
STAFF AUTHOR:  Kathe Green, Assistant Planner 
 
REQUEST:  A Zoning Map Amendment to change the zoning of two subject parcels (3.81 acres) 
from Single Family 1 Acre (SF1A) to Retail Commercial (RC). 
 
APPLICANT: Richard Sheldrew 
 
OWNERS:  JVRS Enterprises LLC 
 
LOCATION: 1365 and 1393 Medical Pkwy  
 
APNS:  007-531-05 and 007-531-06 
 
RECOMMENDED MOTION: “I move to recommend to the Board of Supervisors approval of ZMA-
11-015, a Zoning Map Amendment to change the zoning of two parcels totaling 3.81 acres,  
APNs 007-531-05 and 007-531-06 from Single Family 1 Acre to Retail Commercial, property 
located at 1365 and 1393 Medical Parkway, based on the findings contained in the staff report.” 
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LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.075 (Zoning Map Amendments). 
 
MASTER PLAN DESIGNATION:  Mixed-Use Employment (MUE) 
 
CURRENT ZONING:  Single Family 1 Acre (SF1A) 

Would the Zoning Map Amendment be consistent with the proposed Carson City Master Plan and 
surrounding uses? 

 

 
PROPOSED ZONING: Retail Commercial (RC) 
 
SURROUNDING LAND USE AND ZONING: 
NORTH:  Retail Commercial (RC) – Vacant and Medical Commercial 
SOUTH:  Limited Industrial (LI) – Vacant and Medical Commercial 
EAST:     Limited Industrial (LI) – Vacant 

EST:   Limited Industrial (LI) – Vacant W
  
ENVIRONMENTAL INFORMATION  
FLOOD ZONE:  Zones D –  Undetermined, but likely to be outside the 100 year flood zone area 
SLOPE/DRAINAGE:   Primarily flat  
EARTHQUAKE:  Within 200 feet, moderate earthquake potential, zone II 
 
KEY ISSUE: 
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BACKGROUND: 
The applicant has provided in the packet a detailed history showing that this location was previously 
used for a residence as well as a cabinet shop, nursery and associated supplies for these businesses, 
with the business use starting in approximately 1955 and terminating approximately 1968, and with the 
residence use being retained.  The Master Plan was changed in this area in approximately 2004 with  
the proposed development of the hospital to the north.  Since that time, several buildings have been 
constructed in this vicinity.  The hospital itself is to the north, a surgical center is to the northwest, 
several medical offices are to the south and southeast.  All of these businesses are in support of the 
medical and medical office uses in the vicinity.  Surrounding properties are all zoned Retail 
Commercial. Further to the south and west is the Silver Oak golf course.   
 
DISCUSSION: 
The subject parcels are currently zoned Single Family 1 Acre.  These two parcels are the only ones in 
the vicinity which have this zoning, with all other surrounding properties being zoned Retail 
Commercial. This location is surrounded by property which is either vacant or developed for medical 
uses.  The vacant property is owned by Carson Tahoe Hospital and is likely to be developed in the 
future with medical or office uses.  The subject site is located between Vista and Medical Parkway, an 
area that is being developed as medical offices in support of the hospital, which is north of this location. 
One of the properties under review is vacant, while the other has a residence. 
 
The proposed change of zoning would correct these properties to the same zoning as all properties 
which surround this property as all adjacent properties are zoned retail commercial.  The subject 
properties were not included in the rezoning which took place when the hospital was relocated to the 
north. The proposed zoning would result in approximately 3.81 acres being rezoned to Retail 
Commercial and would be compatible with surrounding zoning.  It is anticipated this location would also 
eventually be utilized as an office or medical use.  
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EXISITNG ZONING MAP 

 
 

PROPOSED ZONING MAP 
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Master Plan Consistency 
The existing land use designation of Mixed-Use Employment is consistent with the future development 
of the site as offices or other commercial uses which are allowed in the Retail Commercial zoning 
district.
concen
comple
include ate office headquarters, research and development facilities, hospital/medical centers 

  Under Mixed-Use Employment, it is noted that this designation is designed to support 
trated areas of high quality employment facilities that are integrated with or adjacent to 
mentary retail and commercial uses and/or high-density residential uses.  This area may also 
 corpor

and offices, and educational facilities in a planned, campus-like setting.   
 
Master Plan-Zoning Consistency 

ster Plan Land Use Map shows the future anticipated or desired land use condition.  The zoning 
els, which may presently be different than or inconsistent with the present Master Plan 
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Carson City Fire Department:  Must meet all codes and ordinances as they relate to this request. 
 
FINDIN
Code S
written
 
1. ment is in substantial compliance with the goals, policies and 

ationa lan 

e re permitted.   

applicant has not provided a plan for the use of the site in the future.  However, it is likely that this 
e will be developed as offices or as other commercial uses which would be compatible with the 

nding property and uses.  The present use as residential and vacant is not the highest and best 
perty.    of the pro

MENTS:  Public notices were mailed to 30 adjacent property owners within 1,785 feeBLIC COM t of 
 subject parcels in accordance with the provisions of NRS and CCMC 18.02.045.  As of March 16, 

ion of this application and the accompanying 
plications.  Any comments that are received after this report is completed will be submitted prior to or 

at the Planning Commission meeting, depending on their submittal date to the Planning Division. 
 

 CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS:  

 City Engineering Division:  No preference or objection.  
 City Health Department:  No comments. 

ity Building Division: No comments.  C

GS:  Staff recommends the following findings for approval pursuant to the Carson City Municipal 
ection 18.02.075(5), Zoning Map Amendments, and further substantiated in the applicant’s 

 justification. 

he proposed amendT
action programs of the Master Plan.  

 
le:  The proposed amendment meets the intent of the Mixed-Use Employment Master PR

designation for the subject property as detailed in the staff report discussion, above. Retail Commercial 
zoning is an appropriate zoning district for Mixed-Use Employment.  In addition, the surrounding 
properties are all zoned the proposed Retail Commercial.  
 
The proposed amendment will be in substantial compliance with the following: 
 

GOAL 1.1— General Mixed-Use Policies 
 
1.2. Characteristics—Support concentrated areas of high quality employment facilities that are 
integrated with or adjacent to complementary retail and commercial uses and/or high-density 
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residential uses.  This area may also include corporate office headquarters, research and 
development facilities, hospital/medical centers and offices, and educational facilities in a 
planned, campus-like setting.   
 
1.4—Location- Should have direct access to existing or planned arterial and collector streets 
and should not rely on local or residential streets for primary access.  The property is located on 
Medical Parkway, a street which is used for the hospital and other medical offices/uses in this 
area. 
 

isolated pods of development, particularly when it occurs on smaller sites within established 

 

 from the primary street 
frontage and the adjacent neighborhood (e.g., at the center of the site) and stepping 

irect vehicular and pedestrian access points to surrounding 
development areas; and  

 

Seek opportunities to enhance the City’s north/south arterial and collector street network in 
h future development (as consistent with the Transportation Plan) to improve 

feasibility of broader transit service and transit supportive 

ed amendment will provide for land uses compatible with existing adjacent 
land uses and will not have detrimental impacts to other properties in the vicinity.  

ent will provide for zoning that is compatible with existing and 
erty surrounding this site is all Retail Commercial 
cal or medical offices.  Changing the zoning from 

ill allow the development of the site in a manner 
ompat

he pro  for compatible uses and zoning with 
ll surr ose of the RC zoning district is to preserve a commercial district 

limited primarily to offices and retail sales of new merchandise and excluding all uses in the General 
Commercial and Industrial Districts, except for some services uses which are compatible with the zone. 

1.6—Relationship to Surrounding Development- Should be integrated with, and connected by, a 
pathway system to the surrounding neighborhood context rather than being walled off as 

areas of the City.  One or more of the following techniques should be employed as necessary to 
achieve this objective:   

• Locating smaller-scale uses along the shared boundary of the MUE development and 
adjacent neighborhood to promote a more seamless transition between uses; 

• Clustering taller structures (e.g. five stories or more) away

down the height of structures as they approach these edges;  
• Buffering surface parking, loading areas, and other areas of potential friction from 

adjacent residences through the use of walls, landscaping or other mechanisms; 
• Maintaining or establishing d

• Ensuring that taller structures are compatible with airport flight patterns where 
applicable. 

 
There is no project under view at this time, but the site does have direct vehicular and 
pedestrian access points in relation to surrounding developed areas. All surrounding properties 
which have been developed are medical in nature.  It is likely this property will be developed in 
the future as a medical office or medical use.  The present use of a residence and vacant 
property is not the highest and best use.  
  
 
11.2c—Enhanced Roadway Network 

conjunction wit
connectivity and further enhance the 
development patterns. 
 

2. The propos
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 All uses within the RC District shall be conducted within a building, and aside from display windows, be 
screened from view.  Outdoor display and storage of autos, recreational vehicles, or mobile homes in 
conjunction with an existing business with sales of autos, recreation vehicles and mobile homes is 
allowed in accordance with Division 2 of the Development Standards and provided the vehicles or 
mobile homes do not encroach into City of State Right-of-Way without an approved encroachment 
permit and are screened from adjacent parcels.  Temporary outdoor display and sale of merchandise 
for a period not to exceed 30 days within a calendar year may be authorized by the Director subject to 
Title 18.02.115.8 (Outdoor Sales and Activities). 
 
It is not anticipated that development of the site, assumed to be a use offices or support of medical 
uses in the area would be a use will result in a detrimental impact to other properties within the vicinity.  
 
3. The proposed amendment will not negatively impact existing or planned public services 

or facilities and will not adversely impact the public health, safety and welfare.  
 
Rationale: There are no existing facilities on one of the parcels.  The second parcel has a home, well 
and septic system.  These are likely to be removed in support of development of the site.  If the site is 
improved, connection to City services of water and sewer will be required.  
 
Development of this site is likely to occur as a support of the surrounding medical and medical office 
uses. Therefore, establishing a strong physical and visual relationship to adjacent neighborhoods and 
the community is an important consideration.  The change of zoning to the same as surrounding 
properties will support this development.  
 
4.  That sufficient consideration has been exercised by the applicant in adapting the project 
 to existing improvements in the area.  
 
No project is proposed at this time.  However, it is likely that the area will be developed in the future in 
compliance with surrounding property uses, primarily offices, medical offices and support of medical 
services.  The present use as a residence is not the highest and best use of the property with all 
surrounding zoning being zoned Retail Commercial.  Changing the zoning to be in compliance with the 
property in the area is adapting any proposed project to existing improvements in the area. 
 
Respectfully submitted, 
PUBLIC WORKS DEPARTMENT, PLANNING DIVISION 
 

Kathe Green 
__________________________________ 
Kathe Green 
Assistant Planner 
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ORDINANCE NO.  2011- ______ 
 

BILL NO.  _____ 
 

AN ORDINANCE TO CHANGE THE ZONING OF TWO PARCELS 
OF APPROXIMATELY 3.81 ACRES, APNS 007-531-05 AND 007-
531-06, FROM SINGLE FAMILY 1 ACRE (SF1A) TO RETAIL 
COMMERCIAL (RC). 

 
 
 

Fiscal Effect: None 
 

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

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

007-531-05 and 007-531-06, property located at 1365 Medical Parkway and 1393 

Medical Parkway, Carson City, Nevada, was duly submitted by Richard Sheldrew and 

JVRS Enterprises, in accordance with Section 18.02.075, et seq. of the Carson City 

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

approximately 3.81 acres changing from Single Family 1 Acre (SF1A) to Retail 

Commercial (RC). After proper noticing pursuant to NRS 278 and CCMC Title 18, on 

March 30, 2011, the Planning Commission, during a public hearing, reviewed the 

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

recommend to the Board of Supervisors ______________ of the Zoning Map 

Amendment. 
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SECTION II: 

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

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

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

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

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

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

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

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

approximately a 3.81 acres of property identified as 1365 Medical Parkway and 1393 

Medical Parkway, APNs 007-531-05 and 007-531-06, from Single Family 1 Acre (SF1A) 

to Retail Commercial (RC), as shown on “Exhibit A,” attached. 

 

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

   VOTE: AYES:  __________________________________ 
 

__________________________________ 
 

__________________________________ 
 

__________________________________ 
 

__________________________________ 
 

NAYS: __________________________________ 
 

__________________________________ 
 

ABSENT: __________________________________ 
 
 

     
 __________________________________ 

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