
STAFF REPORT FOR PLANNING COMMISSION MEETING OF NOVEMBER 28,  
 
FILE NO: SUP-12-130       AGENDA ITEM:  G-2 
 
STAFF AUTHOR:  Kathe Green, Assistant Planner  
 
REQUEST:  Special Use Permit to allow permanent outdoor display and sales of 
merchandise in a General Commercial (GC) zoning district.  
 
OWNER:  Maurice W Crook Trust & et al 
 
APPLICANT/AGENT:  Jim Todd, California Gold Development Co/R O Anderson Eng 
 
LOCATION:  East William Street  
 
APN:  008-152-06  
 
RECOMMENDED MOTION: @I move to approve SUP-12-130, a Special Use Permit to 
allow permanent outdoor display and sales of merchandise in the General 
Commercial zoning district, located on East William Street, APN 008-152-06, based 
on the findings and subject to the 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 for conditions for approval 

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

 
2.    All development shall be substantially in accordance with the development plans 

approved with this application, except as otherwise modified by these conditions of 
approval.   

 
3. All on- and off-site improvements shall conform to City standards and requirements.  
 
4. The applicant shall obtain a building permit from the Carson City Building and Safety 

Department for any proposed construction. Contact the Building Department for 
approximate fees, design criteria, number of plans to submit and general assistance in 
the City=s Building Permit process. 

 
5. The applicant shall meet all the conditions of approval and commence the use 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 Department 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.  

 
The following shall be submitted with any building permit application: 
 
6. The applicant shall submit a copy of the Notice of Decision and conditions of approval, 

signed by the applicant and owner, with any building permit application. 
 
7. A Geotechnical Report will be required. The Geotechnical report for the proposed 

location shall include a complete assessment of the potential consequences of any 
liquefaction and soil strength loss, including estimation of differential settlement, 
lateral movement or reduction in foundation soil-bearing capacity, and shall address 
mitigation measures (’06 IBC 1802.2.7 #2) per Building Division/Engineering Division 
comments. 

 
The following applies to the site throughout the life of the project: 
 
8. The permanent outdoor display and sales area is strictly limited to the areas shown on 
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the submitted site plan, which are within the fenced area to the east of the main 
building and unfenced areas to the north of the building.   

 
9. If food products are to be stored in this location, approval must be obtained on a case-

by-case basis from Environmental Health prior to initiating the display.   
 
10.   Trash and debris generated at the areas of the outdoor display and sales must be 

collected by the business and placed in an appropriate trash container on the site.   
 
11. Advertising of a product or service is limited to promotion of the existing permanently 

licensed primary business activity on the site. 
 

12. Display cannot impede, restrict or block any aisle, doorway, pathway or pedestrian 
access from parking lot or street or to or from buildings for either customers or 
employees.   

 
13. Reclaimed water must be used for dust control. 
 
ENGINEERING CONDITIONS: 
 
14. Any engineering work done on this project must be wet stamped and signed by an 

engineer licensed in Nevada.   This will include site, grading, utility and erosion control 
plans as well as standard details.  

 
15. Reclaimed water must be used for dust control.  
 
16. A Private Testing Agreement will be necessary for compaction and concrete testing in 

the right of way of the streets.  The form can be obtained through Carson City Permit 
Engineering. 

 
17. A wet stamped fire flow analysis must be submitted to show that fire flows meet the 

minimum requirements of the Carson City Fire Department.   See section 15 of 
CCDS.  Please contact Tom Grundy, P.E. at (775) 283-7081 for more fire flow 
information. 

 
18. If a commercial fire line is required, the system must be designed by an engineer.  

The double check assembly must be above ground in a hot box, and located as close 
to the property line (on the private side) as possible.  Please see section 445A of 
Nevada Administrative Code.    

 
19. The domestic water service line will need a reduced pressure backflow preventer as 

shown in section 445A of the Nevada Administrative Code.  
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20. The irrigation service will need a reduced pressure backflow preventer if a vacuum 
breaker system cannot be designed to operate properly.  Please include landscaping 
plans with the construction permit application.  Please include a detail sheet with 
appropriate standard details. 

 
21. An erosion control plan meeting section 13 of CCDS will be required in the plan set.  
 
22.  Please show all existing water and sewer utilities, including mains in the street.  The 

new electrical service must be underground. 
 
23. Any work performed in the street right of way will require a traffic control plan and a 

time line type schedule to be submitted before the work can begin. 
 
24. A Technical Drainage Study must be submitted addressing 5 year and 100 year flows 

as well as on site detention.  See section 14 of CCDS.    
 
25. A traffic study must be submitted according to section 12 of CCDS. 
 
26. Since this area is in a FEMA flood zone, the lowest floor elevation including crawl 

space must be taken into account, and an elevation certificate must be submitted 
before a permit can be issued.  A finished construction flood elevation certificate must 
be submitted before a certificate of occupancy can be issued.  The lowest floor must 
be 2 feet above the Base Flood Elevation. 

 
27. A Storm Water Pollution Prevention Permit must be obtained from Nevada Division of 

Environmental Protection before a permit can be issued. 
 
28. A water and sewer connection fee form will be required.  Please submit with the 

construction permit application. 
 
29. Half street improvements including curb and gutter, concrete multi-use pathway and 

tie-in paving will be required along the E. William St. frontage. 
 
30. A handicapped accessible pedestrian access must be constructed between the street 

sidewalk and the buildings. 
 
31. Please see section 12 of CCDS for required distances between driveway approaches. 
 
32. An extension of the sewer main in the street right of way and a new manhole may be 

required for your lateral tie-in. 
 
33. Minimum sewer lateral slope is 2%, even for a six inch lateral, unless specifically 

allowed to go to 1% by the Building Official. 
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34. All water services must connect to the water main on the south side of William at the 
property line. 

 
35. Provide detail of new storm drain improvements.  The improvements are unmarked.  
 
36. The stormwater design shall be updated to incorporate comments sent by Robb 

Fellows via email to Chad Walling in October 2012. 
 
37. Design of frontage improvements and drainage collection/conveyance shall be 

coordinated with Public Works staff member Robb Fellows prior to preparation of final 
construction plans.  Robb will be the Public Works staff member responsible for a 
future City project to reconstruct the multi-use pathway in both directions from the site. 

 
38. Design of proposed western driveway and William Street median island modifications 

shall be coordinated with Public Works staff members Jeff Sharp, Patrick Pittenger 
and Robb Fellows prior to preparation of final construction plans. 

 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), 18.02.115.8 Outdoor 
Sales and Activities, 18.04.135.3 General Commercial Conditional Uses at Permanent 
Outdoor Sales. 

 
MASTER PLAN DESIGNATION: Mixed-use Commercial (MUC)  
 
PRESENT ZONING:  General Commercial (GC) 
 
KEY ISSUES: Will the proposed permanent outdoor sales and display be in keeping with 
all of the standards of the Carson City Municipal Code?  Is this location appropriate for 
outdoor display?  Will the display of merchandise substantially increase sales at this retail 
location? 
 
SURROUNDING ZONING AND LAND USE INFORMATION  
WEST: General Commercial/Retail sales 
EAST:  General Commercial/Retail sales, parking    
NORTH: General Commercial/Retail sales, parking      
SOUTH: Public and Agriculture/High School ball fields and vacant      
 
ENVIRONMENTAL INFORMATION 
1 FLOOD ZONE: Zone AE (100 year flood plain) 
2 EARTHQUAKE FAULT: Zone I Severe, within 500 feet 
3 SLOPE/DRAINAGE: Generally flat, some mounds of dirt 
4 SOILS: 71 Urban Land 
 
SITE DEVELOPMENT INFORMATION 
1 LOT SIZE:  3.82 acres  
2 STRUCTURE SIZE: No existing buildings on site.  Per application, approximately 19,000 square feet 
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for tractor supply store, with additional building at frontage of site of approximately 5,225 square feet.
3 STRUCTURE HEIGHT: Proposed fencing is requested at eight feet height.  Building would be 

approximately 25 feet height. Additional building assumed as single story. 
4 PARKING: Proposed with retail use.   
5 SETBACKS:  No existing buildings on site.  Proposed display would be placed within a fenced area to the 

east of the proposed building and unfenced display would be at the front of the building. 
6 VARIANCES REQUESTED: None 
 
PREVIOUS REVIEWS 
MPR-12-098 held October 16, 2012 
U-81-53 dated October 15, 1981, for fencing to exceed six foot height, to allow outside storage and to waive 
sight-obscuring fencing.  Does not appear this project went forward. 
 
DISCUSSION:   
A Special Use Permit is required for the following reasons: 
 
# According to CCMC Section 18.04.135.3 General Commercial Conditional Uses, 

Permanent Outdoor Sales and Activities requires a special use permit. 
 
There has been limited interest in this lot for development in the recent past. A proposal for 
a new business has been received, for a retail store tractor supply company.  The business 
is requesting outdoor display and sales of merchandise in conjunction with the proposed 
retail use.  Fenced merchandise would be placed to the east of the main building, in an 
area which would cover approximately 15,072 square feet.  The building would be placed 
approximately 70 feet from the rear property line, with the outside display being placed to 
the east of the building (see site plan). In addition, unfenced outside display and storage 
are proposed in front of the building and outside storage, and would be placed on a 
permanent basis in three areas:  835 square feet (70x12), 1,011 square feet (84x12) and 
815 square feet (41x20), covering an area of approximately 2,651 square feet (see site 
plan).   
 
The retail building is proposed at 19,035 square feet in a single story with an overall height 
of 25 feet.  A second business is anticipated to eventually be placed in front (north) of this 
building near the frontage of the lot.  No details of the nature of the proposed second 
business are available at this time.  For purposes of clarity, a retail pad of 5,225 square feet 
with a drive-through window are shown on the plan, but no finalized plan has been 
submitted regarding this portion of the proposal.   
 
All businesses in the General Commercial zoning district are allowed a maximum of 30 
days of outdoor display and sales of merchandise within any calendar year.   This request 
is to increase that timeframe to permanent.  Stores which place merchandise outdoors to 
encourage customer interest have found that it is a very effective means of increasing 
visibility and sales.  In addition, the nature of this proposed business, generally described 
as a tractor store, would have large and bulky items on display which would be difficult to 
store inside the building.   This store anticipates success through increased volume of sales 
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through interest in this outdoor display and the availability of additional merchandise for 
customers to view prior to purchase.  The display areas would be to the center and eastern 
section of the property, not at the roadway.  Impacts to the surrounding areas would be 
reduced as the placement of the materials would be near the center of the property, not at 
the frontage areas.  
 
PUBLIC COMMENTS:    Public notices were mailed to 31 adjacent property owners within 
700 feet of the subject site.   At the writing of this report no written comments have been 
received either in favor of or in opposition to the proposal.  Any comments that are received 
after this report is completed will be submitted to the Planning Commission prior to or at the 
meeting on November 28, 2012, depending on the date of submission of the comments to 
the Planning and Community Development Department. 
 
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. 
 
Building Division:  Comment sheet attached 
Fire Department:   No concerns 
Engineering Department:  Comments for MPR-12-098 have been attached 
Health and Human Services:  No concerns 
Parks and Recreation Department:  No comments received 
Environmental Control:  No concerns  
 
FINDINGS:   Staff's recommendation is based upon the findings as required by CCMC 
Section 18.02.062 (Special Use Permits) enumerated below and substantiated in the public 
record for the project. 
 

1. Will be consistent with the master plan elements. 
Goal 6.2 Promote Compatible Infill and Redevelopment 
Goal 9.3- Maintain the Quality and Character of Established Neighborhoods 
 
6.2a-Develop standards for neighborhood infill and redevelopment 
9.3b- Establish infill and redevelopment standards to minimize impacts on existing 
neighborhoods 
 
This proposal is to place merchandise along the outside of the front and eastern side of a 
proposed business building as a display to enhance sales.  The display and appearance of 
these products is intended to encourage business and sales to the local and driving 
community at this location. Encouraging sales at this location would increase the success 
of a new business within the community and broaden the tax base if the business is 
successful.  A successful business in this location could turn a vacant and unsightly lot into 
an attractive benefit to the area through an increase in sales and sales taxes.  The outdoor 
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display of merchandise is proposed to increase sales, thereby providing increased profit to 
the business involved as well as an increase in taxable sales as a benefit to the community. 
 A new building and increase in sales in this area would help to make it more attractive as a 
shopping destination and therefore more viable and attractive to the community.    
 
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 intended proposal is to expand the view of products which would otherwise have 
been available for sale within the confines of the building, and to display these outside 
the building.  All merchandise is eligible for display if this special use permit is approved. 
It is anticipated that large, bulky items, farm maintenance products, equipment, lawn and 
garden products and outdoor products will be displayed outside rather than within the 
confines of the building.  Bulky items may be displayed where they can be more easily 
transported to customer vehicles.  Outdoor display will also serve to draw the driving 
public into these locations as merchandise displayed outdoors could not only increase 
interest from existing customers but also the driving public, and thereby increase total 
sales.  
 
Reclaimed water must be used for dust control per the Engineering Division.  

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

The applicant is assuming that additional traffic will be created as a result of an increase 
in business at this location or that additional sales from customers will be generated if 
this request for outside display is approved.  The business would be adjacent to a street 
which is a major thoroughfare, East William Street,  where large numbers of vehicles 
pass every day.  The proposed driveway entrances and modification of the left turn 
entrance area have been reviewed by the Transportation and Public Works Departments 
for compliance with their requirements.   No impediment to pedestrian or vehicular traffic 
is anticipated with the placement of the displays.  The proposed displays are limited to 
areas outside the walking areas, doorways, handicapped accessible areas, sidewalks 
and drive areas.    

 
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 new business would need to utilize existing public services, but the creation of a new 
business would not overburden these services.  There are adequate supplies of water, 
sanitary sewer, storm drainage and other public improvements in this area.  The adjacent 
roadway is East William Street, a multi-lane roadway, which can accommodate additional 
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traffic created by a new business in this location. The locations of the proposed 
driveways/entrances/exits have been reviewed by the Transportation and Public Works 
Departments. The proposed outdoor display of merchandise would not negatively impact 
public services.   
          

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 purpose statement of the General Commercial (GC) zoning district is to preserve the 
commercial district limited primarily to retail and wholesale sales of new and used 
material, repair and services facilities and offices.  Temporary unscreened outdoor display 
and sale of merchandise for a period not to exceed 30 days within a calendar year may 
be authorized by the Director subject to Title 18.02.115.8 (Outdoor Sales and Activities) 
Outside storage (subject to Division 1 and 1.12 Outside Storage of the Development 
Standards) is an allowed accessory use in this zoning district.  The proposed use of 
Permanent Outdoor Sales and Display is contained within the Conditional uses in the 
General Commercial zoning District and requires approval of a Special Use Permit.   

 
The proposed conditional use of outdoor display and sales of merchandise is intended to 
provide more sales of products at the proposed location of a new business, a tractor 
supply company, which is a permitted use within this zoning district. 

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

 
The proposed outdoor display of merchandise is not anticipated to be detrimental to the 
public health, safety, convenience and welfare.   It is assumed by the business owner that 
the outdoor display will provide additional sales of merchandise and therefore, profit.  
Outdoor display is a convenient way to facilitate sales of products, and a common method 
of advertising large, bulky items related to a business.  By moving the display and sales 
of products to the outdoors, large, bulky merchandise is more easily seen by the impulse 
purchase customer as well as the driving public, who may be passing this site.   

 
7. Will not result in material damage or prejudice to other property in the vicinity.  

 
The outdoor display and sales of product at this location is not anticipated to result in 
material damage or prejudice to other property in the vicinity.  The proposed tractor 
supply business is a permitted use in the General Commercial zoning district. 

 
 
 
Respectfully submitted, 
 
PLANNING DIVISION 
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Kathe Green 
__________________________ 
Kathe Green, Assistant Planner 
 
Attachments  

Application SUP-12-130 
Building Department comments 
Engineering Department comments 
Fire Department comments  
Health Department comments 
Environmental Control comments 
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