
STAFF REPORT FOR PLANNING COMMISSION MEETING OF AUGUST 25, 2010 
 

FILE NO: SUP-10-043       AGENDA ITEM:  H-3 
 
STAFF AUTHOR:  Jennifer Pruitt, Principal Planner  
 
REQUEST:  Request to allow an increase in sign area and an increase in number of freestanding 
signs, in addition to the existing signage located at the Carson Mall.   
 
OWNER:  The Carrington Company 
             
APPLICANT:  The Carrington Company  
                
LOCATIONS/APNS: 1313 South Carson Street and 1457 South Carson Street/ 004-011-01 and 
004-011-02 
     
RECOMMENDED MOTION:  “Move to approve SUP-10-043, a Special Use Permit request to 
allow an increase in sign area and an increase in the number of freestanding signs allowed 
on a property zoned Retail Commercial , located at 1313 and 1457 South Carson Street, 
APNs 004-011-01 and 004-011-02, based on findings and 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 meet all the conditions of approval and commence the use for which this 
permit is granted within 12 months of the date of final approval.  A single, one year 
extension of time may be granted if requested in writing to the Planning Division 30 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: 

 
5. 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. 
 

6. The proposed signage requires an application for a Building Permit, issued through the 
Carson City Building Division. This will necessitate a complete review of the project to verify 
compliance with all adopted construction codes and municipal ordinances applicable to the 
scope of the project.  

 
The following applies throughout the life of the project: 
 

7. Any future changes involving expansion in sign area or relocation of the sign(s) may require 
a new or amended special use permit.  Changes in sign area, electrical equipment or wiring 
will require a new building permit.   

 
8.  Sign materials shall be compatible with the design of the primary on-site building. 

 
9. The new sign shall maintain proper separation from above and below ground utilities. 

 
10. The new sign cannot be placed within any utility or access easement. 

 
LEGAL REQUIREMENTS: : CCMC Sections 18.02.050 (Review); 18.02.080 (Special Use 
Permits); 18.04.130 (Retail Commercial zone); City Development Standards (CCDS), 
Division 4 (Signs).  
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MASTER PLAN DESIGNATION: Downtown Mixed Use 
 
ZONING: Retail Commercial 
 
KEY ISSUES: Will the proposed signage be compatible with adjacent land uses and properties?  
Would the use cause material damage to surrounding properties?   
 
SURROUNDING ZONING AND LAND USE INFORMATION: 
 
North:   Downtown Mixed Use (DTMU); commercial uses 
  
South:  Public (P); State offices/open space   
 
West:   Retail Commercial (RC); commercial uses  
 
East:  Public (P); State offices  
 
ENVIRONMENTAL INFORMATION: 
 
1. FLOOD ZONE: Zone “A” 100 year flood zone   
 
2. SOILS: 71- Urban Land  
 
3. EARTHQUAKE FAULT:  No earthquake faults in the vicinity 
 
4. WETLANDS: No wetlands exist on the site 
 
SITE DEVELOPMENT INFORMATION 
 
1. PARCEL SIZE:  12+ acres 
2. EXISTING LAND USE:  Shopping Center  
3. SETBACKS:    For signs: within the property lines and not within easements 
4. SIGN HEIGHT:  See table on page four. 
5. SIGN COPY AREA:  See table on page four.  
6. VARIANCE REQUESTS: None.  
     
OTHER REVIEWS REQUIRED: 
 

• None.  
 
DISCUSSION:   
 
The reason a Special Use Permit (SUP) is needed is due to the applicant’s request to exceed the 
number of freestanding signs and exceed sign area specified by the sign code.  Approval of a 
special use permit is required to allow this.  The allowable amount is based on the Shopping Center 
criteria.  
 
The total land area of the two subject parcels is 12+ acres, and is commonly known as the Carson 
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Mall. The Carson Mall was constructed in 1966 and is Carson City’s only enclosed shopping center; 
it was remodeled in 1995 and in 2008. The Carson Mall is bordered on two major arterial streets, 
South Carson Street and Stewart Street. The mall is approximately 167,000+ square feet and in 
one story in height.  
 
The Carson Mall has recently completed a major remodel as noted in this staff report on the Stewart 
Street frontage which has prompted the request for new signage as proposed in this application. 
The recent remodel is the first of a multi phase transformation of the Carson Mall from an “old 
square shopping center” to a “village gathering place” as noted by the applicant.  
 
The applicant is requesting an additional freestanding sign on the Stewart Street frontage and the 
use of an existing pylon sign at the Carson Street and Stewart Street intersection as noted below*:  
 

Sign  Location Height 
 

Sign Area Type Status 

Sign A* Stewart Street frontage 18 feet 132 square feet (sf) 
(16.5feet x 8 feet) 

Pylon Proposed 

Sign B Carson Street 18.8 feet 130 sf (10 feet x 
13.83 feet) 

Monument Existing 

Sign C Carson Street 41.66 
feet 

321 sf approximately Pylon Existing 

Sign D * Carson Street/Stewart Street 30.33 
feet 

153 sf 

(18.5  feet x 8.16 feet)
Pylon Existing 

Sign E  Carson Street 18 feet 58.5 sf (13 feet x 4.5 
feet) 

Pylon Existing 

TOTAL COPY AREA SQUARE FOOTAGE  794 + sf  
 
The purpose of this SUP request is specifically to address Sign A and Sign D noted above in the 
sign table. Sign D is an existing free standing sign on an adjacent parcel owned by the Carrington 
Company. The sign was previously associated with the gas station that was demolished a few years 
ago. The applicant is proposing to use the exiting sign for advertising of the existing mall tenants. 
Sign A is a new freestanding sign on the Stewart Street frontage. Currently there is no freestanding 
signage on Stewart Street.  
 
Intent of the Carson City Sign Code. CCDS 4.2 states:  
 

The purpose of this division is to provide minimum standards to safeguard life, health, 
property and public welfare in keeping with the unique character of Carson City by 
establishing equal enforcement, regulation and control where applicable by the size, number, 
height, design, quality of materials, construction, location, electrification and maintenance of 
all signs and sign structures not located within a building...and to accomplish the following 
results: 

 
a. To protect and enhance the character of residential and commercial neighborhoods, open 
views and vistas, and property values by prohibiting signs that are obtrusive and incompatible 
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with the immediate surroundings; 
 
b. To protect the economic health of commercial centers and property values by encouraging 
signs that effectively communicate the availability of goods and services to consumers; 

 
c. To provide a reasonable and comprehensive system of sign management addressing size, 
location, design, and illumination for integration into the zoning ordinance; 

 
d. To encourage signs that are varied in design, well constructed, and pleasing in 
appearance; 

 
e. To attract and direct persons to various activities and enterprises in order to provide for the 
public convenience; 

 
f. To prohibit the indiscriminate use of other outdoor advertising. 

 
The existing signs on site are well-scaled to the shopping center use on site, in which all sides can 
be seen – coming from one direction or another. However, the mall also has internal tenants that 
are not visible from South Carson Street or Stewart Street.  The building is visible in both directions 
of travel on Carson Street and from Stewart Street.  The signs on site are varied in design and are 
dated in appearance.  The existing freestanding signs do not obstruct views or vistas.  The 
proposed signage will identify, attract and direct persons to the businesses in the mall and add a 
much needed signage presence that is currently absent on the Stewart Street frontage.   
 
In reviewing the information provided by the applicant and the required findings as identified below, 
the findings to grant approval of this Special Use Permit can be made. Therefore, it is 
recommended that the Planning Commission approve this Special Use Permit application, SUP-10-
043. 
 
PUBLIC COMMENTS:  Public notices were mailed to 30 adjacent property owners within 300 feet 
of the subject site.  At the writing of this report seven letters of support to this proposal have been 
received and included in the Planning Commission packet. Any comments that are received after 
this report is completed will be submitted to the Planning Commission prior to or at the meeting on 
August 25, 2010 depending on the date of submission of the comments to the Planning Division. 
 
AGENCY COMMENTS: All comments from various city departments and agencies which were 
received as of August 12, 2010 are included or attached to this report.  
 
Building Division comments: 
 

• Any additional signage will require a plan submittal and building permit. 
 

Fire Department comments:  
 

• The Fire Department has no concern with this request. 
 

Engineering Division comments:  
 
The Engineering Division has no preference or objection to the special use request, other than the 
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sign must be placed far enough back from Stewart Street to avoid any sight distance issues for 
vehicles pulling out of the nearby driveway.  
 
The Engineering Division has reviewed the conditions of approval within our areas of purview 
relative to adopted standards and practices and to the provisions of CCMC 18.02.080, Conditional 
Uses. 
 
CCMC 18.02.080 (2a) - Adequate Plans 
The information submitted by the applicant is adequate for this analysis. 
 
CCMC 18.02.080 (5a) - Master Plan  
The request is not in conflict with any Engineering Master Plans for streets or storm drainage. 
 
CCMC 18.02.080 (5c) - Traffic/Pedestrians 
The proposal will not impact traffic or pedestrian facilities.   
 
CCMC 18.02.080 (5d) - Public Services 
The proposal will not impact existing public services.  
 
FINDINGS: The recommendation in this report is based upon the findings as required by 
Carson City Municipal Code (CCMC) Sections 18.02.080 (Special Use Permits) enumerated below 
and substantiated in the public record for the project. 
 
1. The use will be consistent with the objectives of the Master Plan elements.   
 
The subject site is within the Downtown Mixed Use Land Use designation.  The proposed project is 
consistent with the following applicable goals and policies (in italics) of the Master Plan:  
 

DT-MU 1.2—Characteristics  
Downtown serves as the largest, most intense activity center and the “heart” of the 
community. It also contains many of the City’s most significant historic resources, including 
the State Capitol building and grounds. The DT-MU designation is intended to allow for and 
encourage a broader mix of uses than exist today in Downtown, while respecting its historic 
context and creating an inviting, pedestrian-friendly environment. 

 
The subject parcel is surrounded by commercial and mixed uses. To the north are commercial 
uses; to the east (across Stewart Street) are state offices. To the west (across Carson Street) are 
commercial uses. To the south is state property/open space and Stewart Street.    
 
The subject parcel is a shopping center use that is a part of the retail and service mix along south 
Carson Street. The Retail Commercial zoning of the parcel is consistent with the Downtown Mixed 
Use land use designation, and the use is permitted in the RC zone.  
 
CHAPTER 3: A BALANCED LAND USE PATTERN 
 
Carson City will have a compact pattern that makes efficient use of the limited land area and water 
resources it has available for urban growth, that fosters the provision of infrastructure and services 
in a cost-effective manner, and that balances development with conservation of the natural 
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environment—particularly where public lands abut the urban interface. The City will utilize its 
existing redevelopment areas and other tools to promote the reuse and revitalization of established 
but underutilized areas of the community, such as its major gateway corridors and Downtown. 
 
The proposed signage will be designed of sustainable building materials with low wattage lamps, 
energy efficient fluorescent illumination. The signage has been designed to be placed in an existing 
planter adjacent to Stewart Street.  
 
 
CHAPTER 5: ECONOMIC VITALITY 
 
Carson City derives its overall health and economic success from its ability to maintain a strong and 
diverse base of jobs, to provide a supply of varied housing choices for its employees, to provide a 
range of services and recreational opportunities for residents and visitors, and to generate tourism 
through the promotion of its unique characteristics and historic amenities. Furthermore, the City 
recognizes the revitalization of the Downtown as an important component of the community’s 
long-term health and vitality. The Master Plan promotes the continued enhancement of the 
Downtown and surrounding residential neighborhoods as the focus of the community. Principles for 
achieving Economic Vitality focus on: 
 
· Retaining and enhancing the City’s strong employment base; 
· Diversifying the City’s economic base to include a broader range of retail services downtown, 

along its major gateway corridors, and in targeted locations along the Carson City Freeway; 
· Emphasizing the role of technology and knowledge-based industry in the City’s economy; 
· Promoting the City’s historic and cultural resources to enhance its tourism base; 
· Promoting the City’s many parks, pathways, open space, and recreational amenities and overall 

quality of life as a tool for attracting new businesses to the community; 
· Promoting Downtown revitalization; 
· Promoting a collaborative approach to economic development; 
· Promoting fiscal and economic health; and 
· Continuing to support redevelopment efforts. 
 
As noted by the applicant the subject site is the Carson Mall and an adjacent vacant lot also owned 
by the same property owner. The increased signage is important to attract the attention of 
customers to the mall.  
 
CHAPTER 6: LIVABLE NEIGHBORHOODS & ACTIVITY CENTERS 
 
Principles for achieving Livable Neighborhoods & Activity Centers focus on: 
· Increasing the quality of development citywide; 
· Encouraging infill and redevelopment that blends seamlessly with established areas of the City; 
· Establishing a hierarchy of mixed-use activity centers to serve the community; 
· Re-establishing Downtown as a vibrant center for the community; 
· Creating a more diverse mix of housing and neighborhood options for residents; 
· Providing connectivity to surrounding land uses; and 
· Protecting and enhance the City’s historic resources.  
 
The applicant has noted the proposed signage will be made of the highest quality materials and 
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built by experienced craftsmen. The design will reflect the style and colors of the 2008 remodel, 
emphasizing brick, stone and arch components.  
 
For the reasons noted above, the proposal is consistent and does not conflict with the Carson City 
Master Plan.  
 
2. The proposed use will not be detrimental to the use, peaceful enjoyment, economic 

value, or development of surrounding properties or the general neighborhood; and 
will cause no noise, vibrations, fumes, odors, dust, glare or physical activity. 

 
The signs do not create any objectionable noise, vibrations, odors, dust, nor create physical activity 
other than providing advertising and information.  Lighting levels would be similar to other on-
premise signs found along south Carson Street.  Therefore, placement of the new sign and the use 
of the existing sign will not be detrimental to the use, peaceful enjoyment, economic value or 
development of surrounding properties/general neighborhood.   
 
3. The project will have little or no detrimental effect on vehicular or 

pedestrian traffic. 
   
The signs would neither generate nor interfere with vehicular or pedestrian traffic.  The signs will not 
conflict with the Bicycle/Trails plan, which specifies a shared-use facility along Carson Street.  
 
4. The project 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 signs themselves would not require public services, nor interfere with any existing services. 
 The impact of the shopping center on such services has been addressed during the building 
permit process and with the improvement plans for this property.   
 
5. The project meets the definition and specific standards set forth elsewhere in this 

Title 18 for such particular use and meets the purpose statement of that district.  
 
The site is zoned Retail Commercial.  The proposal meets the intent of this district as discussed 
above.  Upon approval of the Special Use Permit with the recommended conditions of approval, the 
placement of the proposed sign A and the use of the existing sign D will be in conformance with the 
requirements of Title 18 of the Carson City Municipal Code and related Development Standards.  
 
6. The project will not be detrimental to the public health, safety, convenience and 

welfare.  
 
City staff has reviewed the SUP application and plans, has inspected the property and has 
determined that the signs will meet all applicable City codes and Development Standards.  Sign A 
will require building permit review, approval and inspections.  The proposed signs will therefore not 
be detrimental to the public health, safety, convenience and welfare.  
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7. The project will not result in material damage or prejudice to other property in the 
vicinity.   

 
The signs will be in scale with the existing shopping center on site and are comparable to signs in 
the general vicinity.  Surrounding property owners were notified of the request and no objections 
have been registered.  No evidence has been produced to show that the proposed signs would 
result in material damage or prejudice to any property in the vicinity.   
 
 
Respectfully submitted, 
 
PUBLIC WORKS, PLANNING DIVISION 
 
Jennifer Pruitt 
__________________________________ 
Jennifer Pruitt, AICP, LEED AP  
Principal Planner 
 
Attachments: 
 Application (SUP-10-043) 
 Fire Department  
 Building Division comments 
 Engineering Division comments 
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