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   STAFF REPORT   
     
     
 
Report To:  Board of Supervisors     Meeting Date:  June 15, 2017 
 
Staff Contact:  Hope Sullivan (hsullivan@carson.org) 
 
Agenda Title:  For Possible Action: To introduce, on first reading, Bill No. ______, an ordinance to amend the 
zoning map by rescinding a Resolution of Intent affecting property zoned Neighborhood Business, located at 
806 Randell Drive, APN 009-072-01.  (ZMA-17-049) 
 
Staff Summary:  The subject property is zoned Neighborhood Business with a Resolution of Intent that limits 
the land use, the building height, and signage.  The applicant is seeking to have the Resolution of Intent 
rescinded so that the land is subject to the regulations associated with the Neighborhood Business zoning 
district only.  
 
Agenda Action:  Ordinance - First Reading   Time Requested:  20 Minutes 
 
 

Proposed Motion  
I move to introduce, on first reading, Bill No. ____, an ordinance to rescind a Resolution of Intent associated with 
the zoning on property located at 806 Randell Drive, APN 009-072-01, based on the findings contained in the 
staff report. 
 
Board’s Strategic Goal 
Sustainable Infrastructure 
 
Previous Action   
At its meeting of May 24, 2017, the Planning Commission recommended approval of the proposed Zoning Map 
Amendment by a vote of 3 ayes, 1 nay, and 2  absent. 
 
Background/Issues & Analysis   
The Board of Supervisors, pursuant to the Carson City Municipal Code, is required to take final action on all 
zoning map amendments.  This is the first of two readings to amend the Title 18 City Zoning Map by ordinance.  
Please see the complete staff report to the Planning Commission for more information. 
 
Attachments: 
1. Ordinance 
2. Planning Commission Staff Report 
3. Application 
 
Applicable Statute, Code, Policy, Rule or Regulation   
 
CCMC 18.02.075 (Zoning Map Amendments)      
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Financial Information 
Is there a fiscal impact?     Yes       No 

If yes, account name/number:        

Is it currently budgeted?     Yes       No 

Explanation of Fiscal Impact:        

Alternatives   
1. Deny the Zoning Map Amendment 
2. Refer the matter back to the Planning Commission for further review. 
 
Board Action Taken: 
Motion: ______________________________ 1) _________________ Aye/Nay 
                   2) _________________ ________ 
           ________ 
           ________ 
           ________ 
           ________ 
___________________________ 
     (Vote Recorded By) 
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SUMMARY – An ordinance amending the Carson City zoning map.  
 
 

BILL NO. ___ 
  

ORDINANCE NO. 2017- ______ 
 

AN ORDINANCE RELATING TO ZONING; ESTABLISHING VARIOUS 
PROVISIONS TO AMEND THE CARSON CITY ZONING MAP BY 
RESCINDING RESOLUTION NO. 2001-R43, A RESOLUTION OF INTENT, 
AFFECTING PROPERTY ZONED NEIGHBORHOOD BUSINESS (NB) 
LOCATED AT 806 RANDELL DRIVE, CARSON CITY, NEVADA, APN 009-
072-01; REPEALING ORDINANCE BILL NO. 110 (2001); AND PROVIDING 
OTHER MATTERS PROPERLY RELATING THERETO.  

 
The Board of Supervisors of Carson City do ordain: 
 

SECTION I: 
 
That the Carson City Code of Ordinances is hereby amended by adding thereto various 

provisions as follows (bold, underlined text is added, [stricken] text is deleted): 
 
1. Resolution No. 2001-R-43 is rescinded in its entirety, and the zoning map of 

Carson City is amended by changing the zoning of property located at 806 Randell Drive, 
Carson City, Nevada, APN 009-072-01, to Neighborhood Business (NB) without any 
supplemental zoning provisions. 

 
2. Ordinance Bill No. 110 (2001), titled “An ordinance effecting a change of 

land use by resolution of intent on one parcel, from Mobile Home 6,000 (MH6000) 
to Neighborhood Business (NB) on property located at 806 Randell Drive, APN 
009-072-01, Carson City, Nevada, and other matters properly related thereto,” is 
hereby repealed.  
  

PROPOSED this _____ day of _____________, 2017. 
 
 PROPOSED BY Supervisor         
 
 PASSED on the _____ day of ____________________, 2017. 
 

   VOTE: AYES:  __________________________________ 
__________________________________ 
__________________________________ 
__________________________________ 
__________________________________ 

NAYS: __________________________________ 
__________________________________ 

ABSENT: __________________________________ 
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     __________________________________ 
  ROBERT L. CROWELL, Mayor 
 
 
 
 
 
ATTEST: 
 
______________________________________ 
SUE MERRIWETHER, Clerk-Recorder 
 
This ordinance shall be in force and effect from and after the ______ of 
_____________, 2017 



STAFF REPORT FOR PLANNING COMMISSION MEETING OF MAY 24, 2017 
 
FILE:  ZMA-17-049, SUP-17-050, & VAR-17-054             AGENDA ITEM:  F-5a, b, & c 
 
STAFF AUTHOR:  Hope Sullivan, Planning Manager 
 
REQUEST:  (1) A Zoning Map Amendment request to remove a resolution of intent on 
property zoned Neighborhood Business (NB), (2) A request for a Special Use Permit to 
allow a child care facility, and (3) a variance to allow for a reduction in the on-site parking 
from four spaces to one space.  
 
APPLICANT:  Nevada Builders Alliance 
 
OWNER: Builders Association of Western Nevada 
 
LOCATION: 806 Randell Drive 
 
APN:  009-072-01  
 
RECOMMENDED MOTIONS: 
 
“I move to recommend to the Board of Supervisors approval of ZMA-17-049, a 
Zoning Map Amendment to remove a resolution of intent on property zoned 
Neighborhood Business, located at 806 Randell Drive, APN 009-072-01, based on 
the findings contained in the staff report.” 
 
“I move to approve SUP-17-050, a Special Use Permit to allow a child care facility 
on property zoned Neighborhood Business and located at 806 Randell Drive, APN 
009-072-01, based on the findings contained in the staff report and subject to the 
conditions of approval.” 
 
“I move to approve VAR-17-054, a variance to allow a reduction in the number of 
on-site parking spaces from four to one based on the findings contained in the 
staff report and subject to the conditions of approval.”  
 

 

Site 
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SPECIAL USE PERMIT: RECOMMENDED CONDITIONS OF APPROVAL: 
 
1. All development shall be substantially in accordance with the attached site 

development plan. 
 

2. All on and off-site improvements shall conform to City standards and 
requirements. 
 

3. The use for which this permit is approved shall commence within twelve (12) 
months of the date of final approval. A single, one (1) year extension of time must 
be requested in writing to the Planning and Community Development Department 
thirty (30) days prior to the one (1) year expiration date.  Should this permit not 
be initiated within one (1) year and no extension granted, the permit shall 
become null and void. 

 
4. The applicant must sign and return the Notice of Decision for conditions of 

approval 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 considerations. 

 
5. Any construction and improvements must meet the requirements of Carson City 

Standard Details. 
 

6. State law defines child care facilities as a vulnerable resource.  The property 
owner and child care operators must follow all applicable state law association 
with being designated a vulnerable resource.   
 

7. A water/sewer use form must be submitted to determine if additional water/sewer 
connection fees are required for the change of use. 
 

8. Handicapped parking must meet maximum slope requirements; this may require 
re-grading the driveway and walkway. 
 

9. Signage and curb paint must be provided for the loading zone. 
 
10. Project must comply with the 2012 International Fire Code and northern Nevada 

fire code amendments. 
 

11. This is a change of use from a B occupancy to either an I-4 or E occupancy 
depending on the final licensing from the State Health Division.  Fire sprinklers 
may be required depending on the final use.  A fire alarm will be required. 
 

12. A knox box is required. 
 

13. No more than 20 children may utilize the facility. 
 

14. The outdoor areas may only be utilized from 8:00 AM – 6:00 PM. 
 

15. This Special Use Permit is subject to the requested zoning map amendment 
being approved so as to allow a child care facility as a conditional use. 
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VARIANCE: RECOMMENDED CONDITIONS OF APPROVAL 
 
1. All development shall be substantially in accordance with the site development 

plan presented to the Planning Commission. 
 
2. All on and off-site improvements shall conform to City standards and 

requirements including all the requirements of the Hillside Development 
Ordinance. 

 
3. The use for which this permit is approved shall commence within twelve (12) 

months of the date of final approval. A single, one (1) year extension must be 
requested in writing to the Planning and Community Development Department 
thirty (30) days prior to the one (1) year expiration date. Should this permit not be 
initiated within one (1) 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. 

 
EXISTING ZONING 

 

 

Site 
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LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.075 (Zoning Map 
Amendments); 18.02.080 (Special Use Permit); 18.02.085 (Variance). 
 
MASTER PLAN DESIGNATION: Medium Density Residential  (MDR) 
 
ZONING DESIGNATION:  Neighborhood Business (NB) 
 
PROPOSED ZONING DESIGNATION: Neighborhood Business (NB) 
 
KEY ISSUES: Will the proposed zoning map amendment, use and variance be 
compatible with the surrounding neighborhood and be in keeping with the standards of 
the Carson City Municipal Code?   
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
NORTH: Mobile Home 6000/ Single Family Residential 
EAST: Mobile Home 6000 / Single Family Residential 
WEST: Neighborhood Business / Post Office 
SOUTH: Mobile Home 6000 / Single Family Residential and Multi-Family Residential 
 
ENVIRONMENTAL INFORMATION: 
FLOOD ZONE: Zone X (areas of minimal flooding)   
EARTHQUAKE FAULT:  Zone I, Severe earthquake potential 
SLOPE/DRAINAGE: Site is flat 
 
SITE DEVELOPMENT INFORMATION: 
LOT SIZE: 8,276 square feet 
BUILDING SIZE: “house:” 1,712 square feet, “garage:” 560 square feet 
   
PREVIOUS REVIEW: 
Z-97/98-9: Zoning Map Amendment to Neighborhood Business 
U-98/99-38: Temporary Sales Office 
 
BACKGROUND: 
At its meeting of June 21, 2001, the Board of Supervisors zoned the subject property 
Neighborhood Business as well as adopted a Resolution of Intent that limited the land 
use and identified dimensional criteria.  To a certain extent, the Resolution of Intent is 
functioning like a Planned Unit Development. 
 
Per the Resolution,  

• The only permitted use, accessory use, or conditional use shall be an office for 
the Builders Association of Western Nevada (BAWN). 

• If BAWN were to sell the property, it would be responsible for rezoning the 
property back to Mobile Home 6,000 (MH6000), and the structure could only be 
sold as a residence. 

• The structure is limited to one single story in height. 
• Specific landscaping is required along the eastern and northern property lines. 
• Signage is limited to two feet by three feet. 
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The subject property has most recently been used as the office space for the Nevada 
Builders Alliance (NBA.)  The NBA has recently moved to other office space.  The 
property owner is now seeking to eliminate the Resolution of Intent so as to have the 
availability to utilize the scope of uses that are permitted, accessory, or conditional uses 
in the Neighborhood Business zoning district. 
 
The applicant is additionally seeking a Special Use Permit to establish a child care 
facility at the subject property.  In accordance with CCMC Section 18.04.120, a Child 
Care Facility is a Conditional Use in the Neighborhood Business (NB) zoning district.  
Therefore, it may only be established upon obtaining a Special Use Permit from the 
Planning Commission.  It may also only qualify the Special Use Permit if the requested 
zoning map amendment is approved. 
 
With respect to the Child Care facility, the applicant is proposing a maximum of 36 
children and a minimum of four staff or employees.  Proposed hours of operation are 
6:00 AM to 8:00 PM Monday through Saturday.  The applicant has volunteered to limit 
the hours for outdoor activities to 8:00 AM to 6:00 PM. 
 
Per Division 2 of the Carson City Development Standards, Child Care facilities require 
one parking space per each employee plus a permanently maintained loading / 
unloading area.  In order to retain the residential look of the property, including retaining 
the landscaping, the applicant is seeking to limit the on-site parking to one space, and to 
meet the balance of the parking demand through on-street parking.  The subject 
property is adjacent to the post office, which fronts on Roop Street.  The portion of the 
post office property with frontage on Randell Drive is primarily a parking lot with a wall 
along the frontage except where the driveway is located.  As users of the post office 
utilize the parking lot along Roop Street, and employees of the post office park in the 
parking lot, the applicant finds that there is adequate parking along Randell Drive 
adjacent to the post office to support the request. 

 
Consistent with CCMC Section 18.02.085, a reduction in the on-site parking requirement 
will require a Variance.  The Planning Commission is authorized to grant a Variance 
upon making the three required findings. 

 
PUBLIC COMMENTS:  Public notices were mailed to 58 property owners within 300 feet 
of the subject parcel in accordance with the provisions of NRS and CCMC 18.02.045 on 
May 5, 2017.  As of May 16, 2017, one written comment in opposition to the Special Use 
Permit and the Variance request has been received.  Any additional 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. 
 
OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS  
 
Engineering Division:   
1. Any construction and improvements must meet the requirements of Carson City 

Standard Details. 
2. State law defines child care facilities as a vulnerable resource.  Owners and staff 

must be made aware that in the event of a hazardous spill on nearby and 
adjacent streets, the director of Nevada Water Pollution Control must be notified 
immediately at 775-687-9418. 

3. A water/sewer use form must be submitted to determine if additional water/sewer 
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connection fees are required for the change of use. 
4. Handicapped parking must meet maximum slope requirements; this may require 

re-grading the driveway and walkway. 
5. Signage and curb paint must be provided for the loading zone. 

 
Fire Department:  
1. Project must comply with the 2012 International Fire Code and northern Nevada 

fire code amendments. 
2. This is a change of use from a B occupancy to either an I-4 or E occupancy 

depending on the final licensing from the State Health Division.  Fire sprinklers 
may be required depending on the final use.  A fire alarm will be required. 

3. A knox box is required. 
 

Building Division:  No concerns 
 
Environmental Control:  No concerns 
 
ZONING MAP AMENDMENT FINDINGS: 
Per the provisions of CCMC Section 18.02.075.5.b, the Planning Commission, in 
forwarding a recommendation to the Board for approval of a Zoning Map Amendment, 
shall make the following findings of fact: 
 
1. The proposed amendment is in substantial compliance with the goals, policies 
and action programs of the Master Plan.  
 
Guiding Principle 1 of the Master Plan addresses a compact and efficient pattern of 
growth, and Guiding Principle 2 of the Master Plan addresses a balanced land use.  The 
Master Plan advises that growth should be directed to areas with adequate 
infrastructure, and there should be diversity of land uses to achieve a balance as a place 
to live as well as work. 
 
The designation of the subject property as Neighborhood Business is consistent with 
each of these guiding principles.  This is an infill area, currently served by public 
services, adjacent to the post office “back of house,” and across the street from multi-
family residential development.   
 
2. The proposed amendment will provide for land uses compatible with existing 
adjacent land uses and will not have detrimental impacts to other properties in the 
vicinity.  
 
The purpose of the NB zoning district is to provide services for the larger neighborhood, 
within walking or bicycling distance, and limited primarily to offices, and the retail sale of 
new merchandise.  A list of the allowable uses, accessory uses, and conditional uses is 
attached to this report.   
 
The intensity of any future use will be limited due to the size of the lot, size of the 
building, and the ability to accommodate on-site parking.  Staff finds that the scope of 
uses allowed in the NB zoning district will be compatible with the adjacent land uses.  
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2. 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.  

 
The subject property is already served by public facilities including water, sewer, fire, 
and sheriff’s office.  A zoning map amendment will not impact any of those services. 
 
SPECIAL USE PERMIT FINDINGS: 
Staff's recommendation is based upon the findings as required by CCMC Section 
18.02.080 (Special Use Permits) enumerated below and substantiated in the public 
record for the project. 
 
1. Will be consistent with the objectives of the Master Plan elements. 

 
Guiding Principle 1 addresses a balanced land use mix, and states the City shall work to 
broaden and diversify its mix of land uses in targeted areas as well as citywide.  The 
Master Plan further states that emphasis will be placed on expanding housing, retail, and 
service options to better serve both existing residents and the City’s large non-resident 
workforce – achieving a better balance as a place to live as well as work. 
 
The proposed use will add to the mix of uses available in the community, consistent with 
the Master Plan. 
 
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 use of the property as a child care facility, particularly given the hours of operation 
from 6:00 AM to 8:00 PM, runs a risk of being detrimental to the peaceful enjoyment of 
other properties.  Staff is particularly concerned with outdoor play early in the morning, 
and during dinner.  The applicant has offered to limit outdoor play to 8:00 AM to 6:00 
PM.  This limitation would address the staff’s concerns, and staff would recommend 
incorporation of this limitation in the conditions of approval. 
 
Staff also finds 36 children on an 8,276 square foot lot to be intensive, particularly at 
times of outdoor use, given there are single family homes on two sides of the backyard.  
Due to this concern, staff recommends a reduction in the number of children to a 
maximum of 20.  Staff recognizes that the age of the children will directly relate to the 
intensity of outdoor activity.  But, staff finds that limiting the use to 20 children will allow 
for the business to function, while allowing for compatibility with the neighboring single 
family residences. 
 
Otherwise, staff does not find that the use will cause vibrations, fumes, odors, dust, or 
glare that would be detrimental to the surrounding properties and general neighborhood. 
 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic.  
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Staff does not find that the proposed use will have a detrimental effect on vehicular of 
pedestrian traffic.  The site is easily accessible from Roop Street, a minor collector.  
Because of the location of the site on the west end of Randell, traffic will not need to go 
by any single family homes, but will drive by the post office and multi-family residential 
uses to access the site. 
 
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 site is currently serviced by public water and sewer, as well as police and fire 
services.  Staff does not find that the proposed use will overburden any public facilities. 
 
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 of the NB district is to provide services for the larger neighborhood.  The 
proposed use is a service type use.  A child care facility is a conditional use in the 
Neighborhood Business zoning district.  The improvements on the property have been 
lawfully installed, and no physical modifications are proposed to the site.  Therefore, staff 
finds the proposed use meets the definition and specific standards of the zoning code. 

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

welfare.  
 
Staff finds that the proposed project will not be detrimental to public health, safety, 
convenience and welfare.  As proposed to be conditioned, once operational, the project 
will not create objectionable noises, fumes, or similar impacts that would compromise 
public health. 
 
7. Will not result in material damage or prejudice to other property in the 

vicinity, as a result of proposed mitigation measures.  
 
Staff does not find that, as conditioned, the proposed use will result in material damage 
or prejudice to other property in the vicinity.  As noted, staff is recommending time 
limitations on the outdoor use of the property as well as a maximum number of 20 
children for the use.   
 
VARIANCE FINDINGS: 
Staff recommends approval of the Variance based the findings below, pursuant to 
CCMC 18.02.085 (Variances), subject to the recommended conditions of approval, and 
further substantiated by the applicant’s written justification. 
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1. That because of special circumstances applicable to the subject property, 
including shape, size, topography, and location of surroundings, strict 
application of the zoning ordinance would deprive the subject property of 
privileges enjoyed by other properties in the vicinity or under identical 
zone classifications. 

 
The subject property is unusual in that when approved as an office in 2001, it was 
required to look like a house, with the associated landscaping.  If you were to drive by 
the property, except for the presence of a sign, one would consider it to be a house. 
 
The subject property is also unusual in that it is next to a post office “back of house” 
parking lot.  Consequently, there is over 200 linear feet of frontage along Randell Drive 
adjacent to a parking lot for mail vehicles and post office employees.   
 
Staff acknowledges the applicant’s desire to maintain the existing aesthetic of the 
property, as well as acknowledges that there is adequate on street parking to 
accommodate the use, without burdening any residences or businesses. 
  
2. That the granting of the application is necessary for the preservation and 

enjoyment of substantial property rights of the applicant. 
 
The applicant was mandated to have the office use have the appearance of a single 
family home.  Rather than pave the entire front yard, the applicant is seeking to utilize 
the abundance of on-street parking that is available.   

 
3. That the granting of the application will not, under the circumstances of the 

particular case, adversely affect to a material degree the health or safety of 
persons residing or working in the neighborhood of the subject property 
and will be materially detrimental to the public welfare or materially 
injurious to property or improvements in the neighborhood of the subject 
property.  

   
The granting of the variance will not adversely affect persons residing or working in the 
neighborhood, or be materially detrimental to the public welfare.  The portion of street 
where the applicant proposes to park is adjacent to the post office parking lot, and 
across the street from a multi-family residential use.  The road is of adequate width to 
accommodate the on-street parking without compromising the safety of vehicle travel.   
 
 
Attachments: 
      Resolution No. 2001-R-43 
      CCMC 18.04.120: Neighborhood Business 
      Correspondence from Sam Birchill 
      Application ZMA-17-049 
      Application SUP-17-050 
      Application VAR-17-054 
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Project Request 

This application package includes the following requests: 

• A Zoning Map Amendment to retain the existing Neighborhood Business zoning and remove the 

Resolution of Intent (2001-R-43).  

 

The ±0.19 acre site (APN 009-072-01) site is located north of Randell Drive and east of S. Roop Street.  

The subject site has a master plan designation of Medium Density Residential (3-8 du/acre) and a zoning 

designation of Neighborhood Business.  In August of 2001, the Board of Supervisors approved a 

Resolution of Intent that specified the only use allowed in the Neighborhood Business zoning, either 

primary permitted uses, accessory uses or conditional uses shall be an office for the Builders Association of 

Western Nevada (BAWN), which is now called Nevada Builders Alliance (NBA).  The Resolution further 

identified that if BAWN wanted to sell the property, they would be responsible for filing a Change of Land 

Use to rezone the property to a designation that could be sold as a residence.  NBA has operated the 

house as an office for the past 16 years.  The ±1,712 square foot building and ±560 square foot attached 

garage is designed to look like a house from the outside, but has been reconfigured on the inside to 

operate as an office use, including a large conference room, reception area, offices, kitchen and restroom 

facilities.  The Nevada Builders Alliance has recently moved to a new location, and maintains ownership of 

the building at 806 Randell Drive.  The owner would like to keep the building and lease the space to a 

different tenant.  A Special Use Permit application is in process to proceed with that specific use, but prior 

to allowing any use, other than the BAWN office, the Board of Supervisors need to approve the zoning map 

amendment to remove the Resolution of Intent.   

 

The property is bound by MH6 zoning to the north and east and NB zoning to the south and west.  Single-

family development abuts the property to the north and east.  The post office is located west of the property 

and a multi-family development is located to the south.  

 

The purpose of the Neighborhood Business zoning is to provide services for the larger neighborhood, 

within walking or bicycling distance, and limited primarily to offices and retail sale of new merchandise.  The 

underlying zoning of Neighborhood Business is still appropriate for the parcel and is consistent with the 

surrounding zoning and land uses.  Any future business that wants to use the building or property will be 

required to conform with the Carson City Municipal Code.   

 

The surrounding area is built out with existing development and is served by public utilities and police and 

fire services.  Randell Drive is a residential roadway and connects to Roop Street, which is designated as a 

Minor Collector and has the roadway capacity for additional traffic flows.  The streets have been improved 

with sidewalks for safe pedestrian activity. The zone change will have no negative impacts on public 

services or facilities.  There is ample on-street parking located along Randell Drive, both in front of the 

parcel and just west of the parcel.  The street abuts the back entrance to the post office, where there is an 

abundance of employee parking and the post office employees have no need to use the on-street parking.    
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Figure 1 – Vicinity Map  

806 Randell Drive 
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Figure 2 – Site Photos   

 

          View of the front of the building. 

          View of the front reception area. 
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Figure 3 – Zoning Map 
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Carson City, NV 89702
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340 N. Minnesota St., Carson City, 
NV 89703

Phone: 775-883-1600 Ext
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Zoning Map Amendment Findings 

The Carson City Municipal Code (CCMC 18.02.075) sets out the required findings. These can be 

paraphrased as: 

 

a. The Zoning Map Amendment must support the goals and policies of the Carson City Master Plan 

for the neighborhood of the subject project. 

The proposed zoning map amendment to retain the Neighborhood Business zoning and remove the 

Resolution of Intent (2001-R-43) is consistent with the following Master Plan elements: 

 

A Balance Land Use Pattern 

Located to be adequately serve by city services including fire and sheriff services, and 

coordinated with the School District to ensure that adequate provision of schools. 

The property is located in an area with surrounding development that is already served by city services 

and utilities.  The proposed change to remove the Resolution of Intent should have no impact on any City 

services and should promote existing infill development and reduce the expansion of city services 

because its already being served.   

 

Promote a citywide range of mixed-use, residential, commercial and employment uses at a variety 

of scales and intensities. 

The proposed request contributes to the citywide policy of promoting a range of uses, both residential 

and non-residential. Maintaining the NB zoning designation will allow for uses that make sense in areas 

surrounded by single-family and multi-family development, and are adjacent to non-residential 

development.   

 

Economic Vitality 

Encourage a citywide housing mix consistent with the labor force and non-labor force 

populations. 

For a city to remain economically viable, it has to maintain a mix of jobs and housing.  The proposed 

project is aligned with the City’s vision for maintaining economic vitality through jobs and a mix of 

housing.  The NB zoning district provides for a mix of housing and non-residential uses and support 

economic vitality.  

   

b. The Zoning Map Amendment and subsequent development of the property will not be or have 

detrimental impacts on other property in the neighborhood. 

The property will continue to be zoned Neighborhood Business, which is compatible with the NB zoning 

designation to the west.  This zoning provides a buffer between single-family development to the east and 

the higher intensity uses including the post office and multi-family development to the south and west. The 

purpose of the Neighborhood Business zoning designation is to provide services for larger neighborhoods,  
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within walking distance or bicycling distance, and limited primarily to offices and retail sale of new 

merchandise.  This zoning designation is still consistent with the surrounding zoning and developed uses.  

 

c. The Zoning Map Amendment will have a general benefit to the people of the City as a whole. 

By removing the Resolution of Intent that restricts the use of the property to anything except an office for 

BAWN, the City is allowing opportunities to increase economic vitality and to create a more livable 

neighborhood, as outlined in the Master Plan policies.  Any future use that could impact the adjacent 

neighborhood would need to go through a special use permit process, which would involve a public hearing 

and input from City staff and the Planning Commission.  

 

d. The applicant shall have the burden of proof of going forward with the evidence and the burden of 

persuasion on all questions of fact, and must provide adequate information in the application and on 

the site plan to substantiate. 

In August of 2001, the Carson City Board of Supervisors approved a Resolution of Intent that specified the 

only use allowed in the Neighborhood Business zoning, either primary permitted uses, accessory uses or 

conditional uses shall be an office for the Builders Association of Western Nevada (BAWN), which is now 

called Nevada Builders Alliance (NBA).  The Resolution further identified that if BAWN wanted to sell the 

property, they would be responsible for filing a Change of Land Use to rezone the property to a designation 

that could be sold as a residence.  NBA has operated the house as an office for the past 16 years.  The 

±1,712 square foot building and ±560 square foot attached garage is designed to look like a house from 

the outside, but has been reconfigured on the inside to operate as an office use, including a large 

conference room, reception area, offices, kitchen and restroom facilities.  The Nevada Builders Alliance has 

recently moved to a new location, and maintains ownership of the building at 806 Randell Drive.  The 

owner would like to keep the building and lease the space to a different tenant.  A Special Use Permit 

application is in process to proceed with that specific use, but prior to allowing any use, other than the 

BAWN office, the Board of Supervisors need to approve the zoning map amendment to remove the 

Resolution of Intent.   

 

The property is bound by MH6 zoning to the north and east and NB zoning to the south and west.  Single-

family development abuts the property to the north and east.  The post office is located west of the property 

and a multi-family development is located to the south.  

 

The purpose of the Neighborhood Business zoning is to provide services for the larger neighborhood, 

within walking or bicycling distance, and limited primarily to offices and retail sale of new merchandise.  The 

underlying zoning of Neighborhood Business is still appropriate for the parcel and is consistent with the 

surrounding zoning and land uses.  Any future business that wants to use the building or property will be 

required to conform with the Carson City Municipal Code.   
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The surrounding area is built out with existing development and is served by public utilities and police and 

fire services.  Randell Drive is a residential roadway and connects to Roop Street, which is designated as a  

 

Minor Collector and has the roadway capacity for additional traffic flows.  The streets have been improved 

with sidewalks for safe pedestrian activity. The zone change will have no negative impacts on public services  

 

or facilities.  There is ample on-street parking located along Randell Drive, both in front of the parcel and just 

west of the parcel.  The street abuts the back entrance to the post office, where there is an abundance of 

employee parking and the post office employees have no need to use the on-street parking.   
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