
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF SEPTEMBER 30, 2020 
 
FILE NO:  LU-2020-0032       AGENDA ITEM:   E.7 
 
STAFF CONTACT:  Heather Ferris, Associate Planner 
 
AGENDA TITLE:   For Possible Action: Discussion and possible action regarding a request 
for a Special Use Permit for a residential use on property zoned Retail Commercial (RC), located 
at 421 South Carson Meadows Drive, APN 004-113-14. 
 
STAFF SUMMARY:  The applicant is seeking to construct a duplex with associated parking.  
Two-family dwellings are allowed in the Retail Commercial zoning district subject to obtaining a 
Special Use Permit. The Planning Commission is authorized to approve a Special Use Permit. 
 
PROPOSED MOTION: “I move to approve LU-2020-0032 based on the ability to make the 
required findings, and subject to the conditions of approval contained in the staff report.” 
 
VICINITY MAP: 
 

 
 
RECOMMENDED CONDITIONS OF APPROVAL 
 
1. All development shall be substantially in accordance with Special Use Permit plans and 

application materials on file with the Carson City Planning Division.   
 
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 must be requested in writing 

Project Location 
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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. 

 
5. The applicant shall submit information on any new exterior lighting that is proposed for 

installation with the building permit for this duplex. Exterior lighting shall comply with 
Carson City Development Standards, Division 1.3. 

 
LEGAL REQUIREMENTS: Carson City Municipal Code (CCMC) 18.02.080 (Special Use 
Permits), CCMC 18.04.130 Retail Commercial (RC); Carson City Development Standards 
(CCDS) 1.18 Residential Development Standards in Non-Residential Districts.  
 
MASTER PLAN DESIGNATION: Medium Density Residential (MDR) 
 
PRESENT ZONING: Retail Commercial (RC) 
 
KEY ISSUES: Will the proposed duplex 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:  
• EAST: Retail Commercial / Office and personal storage use 
• WEST: Multi-Family Apartment / apartments 
• NORTH: Retail Commercial / Office and personal storage use 
• SOUTH: Retail Commercial / laundromat  
  
ENVIRONMENTAL INFORMATION: 
• FLOOD ZONE: Zone X-shaded (0.2% annual chance of floor hazard) 
• EARTHQUAKE FAULT:  Zone I (severe) 
• FAULT ZONE: Beyond 500 feet 
• SLOPE/DRAINAGE: The site is generally flat. 
 
SITE DEVELOPMENT INFORMATION: 
• LOT SIZE: 0.22 acres 
• EXISTING DEVELOPMENT: Vacant 
• PROPOSED DEVELOPMENT: Duplex 
• PROPOSED PARKING: 2 per unit 
• SETBACKS:  

 Front (west) Side (north) Side (south) Rear (east) 
Required 0 feet 0 feet 0 feet 0 feet 
Proposed 20 feet 14 feet 4 feet 10 feet 

Note:  Minimum setback of 20 feet required when adjacent to a residential zoning district (Division 1.18.4a). 
• VARIANCES REQUESTED: None 
 
PREVIOUS REVIEWS:  
MPR-2020-0032: Request to construct a duplex with associated parking 
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DISCUSSION:   
The applicant is proposing a duplex with associated parking and open space on a 0.22-acre 
parcel.  Access will be from South Carson Meadows Drive.  Parking is provided for the larger, 
1,762 square foot unit via a two-car garage; and for the smaller, 1,128 square foot unit, parking 
will be provided via two uncovered parking spaces in the driveway and a single car garage.  
Each unit will have private rear yards which will provide the required open space.  Additionally, 
landscaped areas will also be provided in the front yards of each unit. 
 
The larger unit is proposed to be 3-bedroom, 2-bath unit.  The smaller of the two units is 
proposed to be a 2-bedroom, 2-bath unit.  The single-story building will have an overall height of 
approximately eighteen feet.  Building materials are proposed to be composition shingles on the 
roof and stucco siding.   
 
Per CCMC 18.04.130, two-family dwellings are a conditional use in the Retail Commercial zoning 
district.  Therefore, the use may only establish upon approval of a Special Use Permit by the 
Planning Commission. 
 
PUBLIC COMMENTS: Public notices were mailed on September 11, 2020 to 35 property 
owners within 350 feet of the subject property pursuant to the provisions of NRS and CCMC for 
the Special Use Permit application.  As of the completion of this report, no letters from property 
owners in the vicinity of the proposed project have been received.  Any comments that are 
received after this report is completed will be submitted to the Planning Commission prior to or at 
the meeting on September 30, 2020, depending on the date of submission of the comments to 
the Planning Division. 
 
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. 
 
Fire Department:   
 
The project must comply with the International Fire Code and northern Nevada Fire Code as 
adopted by Carson City. 
 
Engineering Division:  
   
The Engineering Division has no preference or objection to the special use request provided that 
the following conditions are met: 

• The project must meet all applicable Carson City Development Standards including the 
installation of new curb, gutter, sidewalk, and driveway apron per CCMC 11.12.081.    

 
The Engineering Division has reviewed the application within our areas of purview relative to 
adopted standards and practices and to the provisions of CCMC 18.02.080, Conditional Uses.  
The Engineering Division offers the following discussion: 
 
C.C.M.C. 18.02.080 (5a) - Master Plan 
The request is not in conflict with any Engineering Master Plans.    
 
C.C.M.C. 18.02.080 (5b) – Use, Peaceful Enjoyment, Economic Value, Compatibility 
Development Engineering has no comment on this finding. 
 
C.C.M.C. 18.02.080 (5c) - Traffic/Pedestrians 
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The existing infrastructure and proposed driveway are sufficient to provide safe access and 
circulation if conditions are met.   
 
C.C.M.C. 18.02.080 (5d) - Public Services 
The existing sewer, water, and storm drain infrastructure are sufficient to provide service to the 
project.   
 
C.C.M.C. 18.02.080 (5e) – Title 18 Standards 
Development Engineering has no comment on this finding. 
 
C.C.M.C. 18.02.080 (5f) – Public health, Safety, Convenience, and Welfare 
The project meets engineering standards for health and safety.   
 
C.C.M.C. 18.02.080 (5g) – Material Damage or Prejudice to Other Property 
Development Engineering has no comment on this finding. 
 
C.C.M.C. 18.02.080 (5h) – Adequate Information 
The plans and reports provided were adequate for this analysis. 
 
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 master plan elements. 
 

The subject property is designated Medium Density Residential.  This designation is 
intended to allow primarily for single-family residences at a density of 3-8 dwelling units 
per acre.  This area is unusual in that although it has a Master Plan designation of 
Medium Density Residential, there is a mix of both residential and commercial zonings.  
The proposed residential use is 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 will 
cause no objectionable noise, vibrations, fumes, odors, dust, glare or physical 
activity.   

 
The proposed duplex will not be detrimental to the use, peaceful enjoyment, or economic 
value of surrounding properties.  The site is north of an existing laundromat, east of multi-
family apartments, and west and south of an office/personal storage facility.  Other uses 
in the surrounding area are predominately residential in nature.  The duplex is consistent 
with the predominant use in the area and will not cause objectionable noise, vibrations, 
fumes, odors, dust, glare, or physical activity. 
 

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

The proposed use will not have a detrimental effect on vehicular or pedestrian traffic.  
The existing and proposed infrastructure are sufficient to provide safe access for vehicles 
and pedestrians.  As part of the development, sidewalk, curb, gutter and new driveway 
aprons will be required to be installed.  Parking is proposed to be provided on-site at a 
ratio of 2 spaces per unit with on-street parking providing additional space for guest 
parking. 
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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 proposed duplex will not overburden existing public services and facilities.  The 

existing sewer, water, and storm drain infrastructure are enough to provide service to the 
project.   

 
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.  
 

Two-family residential development is a conditional use in accordance with CCMC 
18.04.130 Retail Commercial Conditional Uses and requires a Special Use Permit. With 
the approval of this Special Use Permit and recommended conditions of approval, the 
project will meet the definition and specific standards required to support this use in the 
Retail Commercial zoning district. 
 
Residential uses proposed in non-residential zoning districts are subject to specific 
criteria outlined in the Carson City Development Standards, Section 1.18 – Residential 
Development Standards in Non-Residential Districts. The development standards and 
how the proposed project meets them are addressed below. 
 
1.18 Residential Development Standards in Non-Residential Districts. 
  
1. Permitted uses. Residential uses are only allowed as permitted by Chapter 18.04, 

Use Districts, as a primary or conditional use in the applicable zoning districts. 
 
The proposed two-family residential use is a conditional use allowed with the approval of 
a Special Use Permit in the Retail Commercial (RC) zoning district.  
 
2. Maximum permitted density. There is no maximum residential density within non-

residential zoning districts subject to meeting the height, setback, parking and 
open space requirements of Chapter 18.04. 

 
The proposed application complies with the height limitations, setback requirements, 
parking requirements, and open space requirements.   
 
3. Maximum building height shall be the maximum height established by the zoning 

district in which the project is located. 
 
The maximum building height in the Retail Commercial zoning district is 45 feet. The 
building, as scaled on the plans, has a height of approximately 16 feet, thus complying 
with the limitation.   
 
4. Setbacks. Minimum setbacks shall be those established by the zoning district in 

which the project is located, subject to the following: 
 
a. In the NB, RC, GO and GO zoning districts, a minimum setback of 20 feet is 

required adjacent to a residential zoning district, with an additional 10 feet for 
each story above one story if adjacent to a single-family zoning district. 

 
The subject property is adjacent to residential zoning on the west, across South Carson 
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Meadows Drive.  For the purposes of setback requirements for adjacent uses, where an 
adjacent parcel is located across a public right-of-way, setback requirements are 
measured from the centerline of the right-of-way.  Therefore, the setback along the 
northern, southern, and eastern property lines is 0 feet and the setback along the western 
property line is 20 feet, measured from the centerline of South Carson Meadows Drive.  
The applicant is providing for a minimum of 20 feet from the western most property line. 

   
b. A minimum setback of 10 feet is required from the right-of-way of an arterial street 

as identified in the adopted Transportation Master Plan, excluding the Downtown 
Mixed-Use area. 

 
South Carson Meadows Drive is not identified in the Transportation Master Plan as an 
arterial street. 
 
5. Required parking. Two spaces per dwelling unit, and in compliance with the 

Development Standards Division 2, Parking and Loading. 
 
Per Division 2, two parking spaces are required for each dwelling unit.  If on-street 
parking is not permitted on adjacent streets, guest parking at a ratio of one space per two 
units must be accommodated on site.  This site would require a total of 4 parking spaces 
(2 for each unit) with on-street parking being permitted on South Carson Meadows Drive.  
The applicant proposed a two-car garage for the larger unit.  The smaller unit will meet 
the parking requirement with 2 off-street spaces in front of the unit.  Additionally, the 
smaller unit will be provided with a single car garage. 
 
6. Open Space.  
 
a. For Multi-Family Residential development, a minimum of 150 square feet per 

dwelling unit of common open space must be provided. For projects of 10 or more 
units, areas of common open space may only include contiguous landscaped 
areas with no dimension less than 15 feet, and a minimum of 100 square feet per 
unit of the common open space area must be designed for recreation, which may 
include but not be limited to picnic areas, sports courts, a softscape surface 
covered with turf, sand or similar materials acceptable for use by young children, 
including play equipment and trees, with no dimension less than 25 feet. 

 
The project is not multi-family therefore, this does not apply. 

 
b. For Multi-Family Residential development, a minimum of 100 square feet of 

additional open space must be provided for each unit either as private open space 
or common open space.   

 
The project is not multi-family therefore, this does not apply. 
 
c. For Single-Family Residential development or Two-Family Residential 

development, a minimum of 250 square feet of open space must be provided for 
each unit either as private open space or common open space. 

 
The project proposes private rear yards for each unit.  The smaller unit will have a rear 
yard of approximately 449 square feet and the larger unit will have a rear yard of 
approximately 473 square feet.  Additional open space will be provided in the front yards 
as well. 
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d. Front and street side yard setback areas may not be included toward meeting the 

open space requirements. 
 
As noted in c above the requirement for open space is met with private rear yards in 
excess of the required 250 square feet.   
 
7. Landscaping. Landscaping shall comply with the Carson City Development 

Standards Division 3, Landscaping. 
 
Division 3 of the Development Standards does not apply to new construction of single 
family or two-family dwellings; however, the site plan indicates that landscaping will be 
installed. 
 
8. Special Use Permit review standards. Where a residential use is a conditional use 

within a given zoning district, the Planning Commission shall make two of the 
following findings in the affirmative in the review of the Special Use Permit in 
addition to the required findings of Section 18.02.080 of the Carson City Municipal 
Code. 

 
 Findings a and b can be met as outlined below.  Findings c and d cannot be met. 

 
a. The development is not situated on a primary commercial arterial street frontage. 
 
This finding can be met.  South Carson Meadows Drive is not a primary commercial 
arterial.  It is designated as a local street 
 
b. The development is integrated into a mixed-use development that includes 

commercial development. 
 
This finding can be met.  Although the subject property is intended to develop as solely 
residential, it is adjacent to commercial and residential uses alike, thus creating a mixed-
use area.  The Master Plan designation for the area is Medium Density Residential and 
residential uses are the predominant use in the area.     
 
c. The applicant has provided evidence that the site is not a viable location for 

commercial uses. 
 
This finding is not met.  The applicant did not provide evidence that the site is not viable 
for commercial uses. 
 
d. The site is designated Mixed-Use Commercial, Mixed-Use Residential or Mixed-

Use Employment on the Master Plan Land Use Map and the project meets all 
applicable mixed-use criteria and standards. 

 
This finding is not met.  The site is not designated for Mixed-Use on the Master Plan Land 
Use Map. 

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

 
As conditioned, the proposed development will not be detrimental to public health, safety, 
convenience and welfare.  The use is compatible with other residential uses in the 
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neighborhood.    
 
7. Will not result in material damage or prejudice to other property in the vicinity.  
 

The proposed project will not result in material damage to other property in the vicinity.  
The site is north of an existing laundromat, east of multi-family apartments, and west and 
south of an office/personal storage facility.  Other uses in the surrounding area are 
predominately residential in nature.  The duplex is consistent with the predominant use in 
the area. 
 

 
 
Attachments: 
 Application (LU-2020-0032) 
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Carson City Planning Division 
108 E. Proctor Street 
Carson City, NV 89701 
 
Project Description: 
 
Proposed project is a two-family, single story dwelling consisting of type V-B construction 
located at 421 S. Carson Meadows Drive in Carson City, Nevada. Unit A is a 1,762 sq. ft. 3-
bedroom, 2-bath unit with a 2-car garage and Unit B is a 1,128 sq. ft. 2-bedroom, 2-bath unit 
with a 1-car garage. 
 
                                                                                                 



 

Element 
Residential Design Studio 
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Carson City Planning Division 
108 E. Proctor Street 
Carson City, NV 89701 
 
Special Use Permit Application Findings: 
 

1. Will be consistent with the objectives of the Master Plan elements. 
 
Comment: The proposed project will align with the goals of the Carson City Master Plan. 
The proposed project will provide housing diversity in an area that currently consist of 
both single family and multi-family housing and is consistent with the adjacent 
neighborhood providing workforce and non-workforce housing.  
 

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. 
 
Comment: 
A. The land use designations adjoining the proposed project are as follows: 

North and East: Public Storage – Retail Commercial Zoning 
South: Laundromat – Retail Commercial Zoning 
West: Multi-family housing - MFA Zoning  

B. The proposed project is located in an area that is predominately residential including 
a mix of similar single family and multi-family properties and as such the proposed 
project will not hurt property values or cause adverse conditions.  

C. The proposed project use is consistent with the general neighborhood and as such 
will not be detrimental to the use of, peaceful enjoyment or development of 
surrounding properties and the general neighborhood.  

D. Outdoor lighting on the proposed project will be limited to exterior wall mounted 
fixtures located at garages and pedestrian access locations on the proposed 
structure. Outdoor lighting will be full cut-off type fixtures to avoid light pollution on 
adjacent properties.  
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E. Landscaping shall be consistent with adjacent properties and city ordinance 
requirements. Drought resistant awn shall be used in the front of each units while the 
landscape buffer zone shall be planted with drought tolerant shrubs with a decorative 
¾” crushed rock mulch. 

F. The proposed project brings additional workforce or non-workforce housing providing 
additional options to the rental market. 

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

 
Comment: Proposed project is a two-family residential dwelling and thus will not have 
detrimental effect on vehicular or pedestrian traffic. 
 

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. 

 
Comment:  
A. Proposed project is a two-family residential dwelling and thus the addition to the 

student population will be minimal. 
B. Proposed project is a two-family residential dwelling and thus the burden on the 

police and fire protection will be minimal. 
C. The municipal water service currently existing on the site is sufficient to meet the 

needs of the proposed project with no additional burden to the existing system. 
D. The proposed project will have (2) two residential paved driveways which will slope 

to drain to unpaved areas or drainage swales for natural drainage or drainage basins 
as necessary. 

E. The existing sewage disposal trunk line has adequate capacity to handle the 
proposed project. 

F. New driveway aprons will be required for access to proposed project. Driveway 
aprons, concrete curbs, gutters, and sidewalks shall be installed or otherwise 
repaired per Carson City development standards.  

G. Statements are based on information provided by current land owner, Carson City 
Engineering, and Carson City Public Works. 

 
5. Meets the definition and specific standards set forth elsewhere in Carson City Municipal 

Code, Title 18 for such particular use and meets the purpose statement of that district.  
 

Comment: The proposed project is a 2-family dwelling and as such is a conditional use 
in the zoning district.  
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6. Will not be detrimental to the public health, safety, convenience, and welfare. 
 

Comment: The proposed project is a two-family dwelling in lieu of a commercial 
occupancy for retail or manufacturing and thus poses no health, safety, convenience, 
and welfare risk to the public. 
 

7. Will not result in material damage or prejudice to other property in the vicinity, as a result 
of proposed mitigation measures. 

 
Comment: The proposed project is a two-family dwelling in lieu of a commercial 
occupancy for retail or manufacturing and is consistent with the surrounding 
neighborhood which will not result in material damage or prejudice to other property in 
the vicinity. 
 
 

 

Brian Hendrix 

 

 

 

Residential Designer 
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Carson City Planning Division 
108 E. Proctor Street 
Carson City, NV 89701 
 

1.18.8 Residential Development Standards in Non-Residential District Findings: 
 
 
A.  The development is not situated on a primary commercial arterial street frontage. 

 
Comment: The proposed project is located on S. Carson Meadow Drive which does not 
appear to be a primary commercial arterial street. S. Carson Meadow Drive is primarily 
used for residential access purposes. 
 

B.  The development is integrated into a mixed-use development that includes                   
      commercial development.  

 
Comment: The proposed project is integrated into a mixed-use development. The 
proposed project is directly adjacent to both multi-family residential units and commercial 
development.  
 
 

 

Brian Hendrix 

 

 

 

Residential Designer 
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