
STAFF REPORT FOR PLANNING COMMISSION MEETING OF MARCH 28, 2012 
 
FILE NO: SUP-12-010      AGENDA ITEM: H-2 
 
STAFF AUTHOR:  Jennifer Pruitt, Principal Planner  
 
REQUEST:  Special Use Permit to allow permanent outdoor display and sales of 
merchandise in a Retail Commercial (RC) zoning district.  
 
OWNER: Carrington & Codding  
 
APPLICANT/AGENT:  C-A-L Ranch Stores 
 
LOCATION: 2035 N. Carson Street 
 
APN:  002-072-13 and 002-072-14 
 
RECOMMENDED MOTION: “I move to approve SUP-12-010, a Special Use Permit to 
allow permanent outdoor display and sales of merchandise in the Retail Commercial 
zoning district, located at 2035 N. Carson Street, APNs 002-072-13 and 002-072-14, 
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. 
 
The following applies to the site throughout the life of the project: 
 
7. The permanent outdoor display and sales area is strictly limited to the areas shown on 

the submitted site plan.   
 
8.   Trash and debris generated at the area of the outdoor display and sales must be 

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

licensed primary business activity within the address that is included in this review. 
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10. 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.  

  
11. Display areas shall not interfere with safe parking, traffic circulation or emergency 

vehicle access.  
 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), 18.02.115.8 Outdoor 
Sales and Activities, 18.04.130.3 Retail Commercial Conditional Uses at Permanent 
Outdoor Sales. 

 
MASTER PLAN DESIGNATION: Community/Regional Commercial (C/RC)  
 
PRESENT ZONING:  Retail Commercial (RC) 
 
KEY ISSUES: Will the proposed permanent outdoor sales and display be in keeping with 
all of the standards of the Carson City Municipal Code? Are these locations appropriate for 
outdoor display?   
 
SURROUNDING ZONING AND LAND USE INFORMATION  
WEST: Retail Commercial//Retail 
EAST:   General Commercial/Retail   
NORTH:      Retail Commercial/Retail  
SOUTH:      Retail Commercial/Retail 
 
ENVIRONMENTAL INFORMATION 
1 FLOOD ZONE: Zone B 
2 EARTHQUAKE FAULT: Zone II, beyond 500 feet 
3 SLOPE/DRAINAGE: Flat 
4 SOILS: 71 Urban Land 
 
SITE DEVELOPMENT INFORMATION 
1 LOT SIZE:  4.06 acres  
2 STRUCTURE SIZE: No change to existing building of 46,850 square feet.
3 STRUCTURE HEIGHT: No change to single story buildings. 
4 PARKING: Existing 281 spaces on site (including parking spaces to the west) the required parking on site 

is 187 spaces. Approximately 47 spaces will be displaced as a result of the proposal.  
5 SETBACKS:  Existing buildings. Display proposed at the north of the existing building and specific areas 

identified on the west of the existing building. 
6 VARIANCES REQUESTED: None 
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DISCUSSION:   
A Special Use Permit is required for the following reasons: 
 

• According to CCMC Section 18.04.130.3 Retail Commercial Conditional Uses, 
Permanent Outdoor Sales and Activities requires a special use permit. 

 
The proposal is for outdoor display and storage of merchandise in the area to the north of 
the building, south of the sidewalk and behind a secured fencing area on a permanent 
basis and areas to the west of the existing structure for periodic display. The total area 
proposed for the outdoor display and sales is approximately 15,000 square feet, which is 
less than 8% of the 4.5 acre site.  All businesses in the Retail Commercial zoning district 
are allowed a maximum of 30 days of outdoor display and sales of merchandise per year.  
This request is to increase that timeframe to permanent.  The applicant would like to utilize 
display of merchandise to encourage traffic passing on North Carson Street to stop at this 
location and thereby increase sales.  Typically, stores which place merchandise outside to 
encourage customer interest have found that it is a very effective means of increasing 
visibility and sales.   
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C-A-L Ranch Stores has 16 retail stores located throughout southeastern Idaho, Utah, 
Nevada and Arizona. There are currently two new locations proposed in Nevada, one here 
in Carson City and one in Elko. 
 
The overall layout of the proposed project is very similar to the layouts of the existing C-A-L 
Ranch Store locations. All locations include some form of outdoor display-storage area.  
 
C-A-L Ranch Stores was founded in 1959 in downtown Idaho Falls, Idaho. In 1963, C-A-L 
Ranch opened an additional outlet in Rexburg, Idaho and in 1967, continued its expansion 
in Blackfoot, Pocatello and Burley, Idaho. Also in 1967, it diversified into soft goods fitting 
the needs of its agricultural customers with items such as jeans and work clothing. 
Beginning in 1998 C-A-L Ranch Stores expanded into Utah with stores in Logan, Spanish 
Fork, American Fork, Farr West, Tooele, Cedar City, West Jordan, Vernal, Layton, as well 
as Elko, Nevada. Their most recent addition includes a store in Prescott, Arizona and one 
more is set for Flagstaff, Arizona. 
  
C-A-L Ranch Stores offers a mix of ranch and farm supplies, hard goods and soft goods 
targeted at the agriculturally-oriented customer. Its products fill the basic needs of its 
customers at competitive price points. As a result of its long standing reputation in the 
community, C-A-L Ranch Stores also attracts non-agricultural customers who come to the 
stores for their general merchandise needs as well as sporting goods, clothing, footwear, 
electrical, plumbing and hardware.   
 
Pursuant to the CCMC, over the years Carson City has reviewed and approved similar 
requests for the following businesses, Costco, Carson Shopping Center, S & W Feed Store, 
Home Depot, Les Schwab, Wal Mart, Alpaca Products, Lowe's, Super K Mart, Long's and 
Albertson's. 
 
The Planning Division Director has approved the temporary outdoor display of 30 days as 
requested by the applicant to permit the display on site in the interim while the review of this 
Special Use Permit is in process.  
 
The subject site has parking in excess of city requirements, so adequate parking will remain 
during seasonal use of a western portion of the parking lot area for outdoor display of 
merchandise. The northern area will be enclosed with fencing and a rolling gate for security 
purposes. The proposed outdoor display area is relatively minor compared to the project 
size, and staff recommends approval of the proposed outdoor display areas as part of the 
Special Use Permit approval. 
 
PUBLIC COMMENTS:    Public notices were mailed to 159 adjacent property owners within 
300 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 
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meeting on March 28, 2012, 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. 
 
Building Division: No Comments.   
Fire Department: No Comments.  
Engineering Department: No Comments.   
 
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. 
 
Chapter 3:  A Balanced Land Use Pattern 
 
Goal 1.2.A. Priority Infill and Redevelopment Areas 
 

Two levels of priority have been identified for areas identified for potential infill and 
redevelopment on the Land Use Map. Areas targeted for infill and redevelopment can 
be distinguished by their mixed-use land use categories and include downtown, 
mixed-use activity centers, and major gateway corridors, among others. 

 
The property is fully developed.  The outdoor display of merchandise is proposed to 
increase sales, thereby providing increased profit to the businesses involved as well as 
an increase in taxable sales as a benefit to the community. The northern portion of 
Carson City has many empty storefronts.    An increase in the sales in this area would 
make the shopping center more viable and attractive to the community.  

 
Chapter 5:  Economic Vitality 
 
Goal 5.2.B. Encourage Reuse/Redevelopment of Underused Retail Spaces. 
 

Encourage the redevelopment and reuse of underutilized retail spaces along major 
gateway corridors (such as the vacant K-Mart building on North Carson Street, the 
Eagle Station and Southgate Shopping Centers on South Carson Street, and the 
Downtown central business district) with tenants that will serve the broader community. 
Use available tools, such as adding additional redevelopment districts, to attract retail 
tenants to underutilized spaces, and continue to explore the use of incentive programs, 
such as capital projects subsidies (e.g., access improvements and façade upgrades) 
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and land subsidies to mitigate rising and prohibitive land costs. 

 
This proposal is to permanently place merchandise to the north of the building in a 
secured area and to the west of the building in areas noted for periodic sales and display 
(16 parking spaces near Carson Street. The display and appearance of these products is 
intended to encourage business and sales to the local and driving community at this 
location.  

 
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 available for sale within the 
confines of the buildings, and to display in addition outside the buildings.  Placing this 
merchandise outdoors increases the view of these products and therefore customer 
interest and will serve to draw the driving public into these locations. The merchandise 
would be placed along the sidewalks, under the overhangs and along the parking areas. 
The business, C-A-L Ranch is scheduled to open within the 30 days.  No additional 
buildings or hours of operation are anticipated as a result of the display of products.  

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

This is a request for new business in Carson City. The applicant is assuming that 
additional traffic will be created as a result of an increase in business at this location if 
this request for outside display is approved.  No detrimental effect is anticipated, as the 
business is adjacent to a major thoroughfare, Carson Street, where large numbers of 
vehicles pass every day.  The existing drive areas and parking are adequate to handle 
the expected activity.  No impediment to pedestrian or vehicular traffic is anticipated with 
the placement of the displays.  The 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.   
 

The business is new to this location, with no enlargement of the existing structure or uses 
other than outdoor display on the site being proposed.  No additional public services will 
be used as a result of the proposed outside display of merchandise.  
          

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.  
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The purpose statement of the Retail Commercial (RC) zoning district is to preserve the 
commercial district limited primarily to offices and retail sales of new merchandise and 
excluding all uses in the General Commercial and Industrial Districts, except for some 
service uses which are compatible with the zone.  All uses within the Retail Commercial 
District shall be conducted with a building, and aside from display windows, be screened 
from view.  Outside display and storage of autos, recreational vehicles and mobile homes 
is allowed in accordance with an existing business with sales of autos, recreation vehicles 
and mobile homes is allowed in accordance with Division 2 of the Development 
Standards and provided the vehicles or mobile homes do not encroach into City or State 
Right-of-Way without an approved encroachment permit and are screened from adjacent 
parcels.  Temporary outside display and sale of merchandise for a period not to exceed 
30 days within a calendar year may be authorized by the Director if all requirements are 
met as set forth in Title 18 (Temporary Sales and Activities).  Outdoor storage is not 
allowed in this zoning district.  The proposed use of Permanent Outside Sales and 
Display is located in the Conditional uses within the Retail Commercial zoning District  
and requires approval of a Special Use Permit.   

 
The proposed conditional use of outdoor display of merchandise is intended to provide 
more sales of products at the existing location within the business 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 owners 
that the outdoor display will provide additional sales of merchandise.   
Outdoor display is a convenient way to facilitate the sales of products, which is a common 
method of advertising related to a desire to increase business.  These products would 
then be more easily seen by the driving public who are passing this site on Carson Street, 
where the public could be encouraged to stop in and buy merchandise which has been 
seen from the street.   

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

The outdoor display and sales of products at this location is not anticipated to result in 
material damage or prejudice to other property in the vicinity.  The new business is a 
permitted use in the Retail Commercial zoning district. 
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Respectfully submitted, 
PUPLIC WORKS DEPARTMENT, PLANNING DIVISION 
 
Jennifer Pruitt 
____________________________ 
Jennifer Pruitt, AICP, LEED AP 
Principal Planner 
 
Attachments  

Application SUP-12-010 
Building Division comments 
Engineering Division comments 
Fire Department comments  
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