STAFF REPORT FOR PLANNING COMMISSION MEETING OF JANUARY 29, 2014

FILE NO: SUP-09-055(A) AGENDA ITEM: G-1
STAFF AUTHOR: Susan Dorr Pansky, Planning Manager

REQUEST: Amend a previously approved Special Use Permit for permanent outdoor display of
merchandise on property zoned Retail Commercial (RC).

APPLICANT: Rob Lauder/RL Engineering

OWNER: Bernard-Bernard-Cuccaro LLC and William F. and D. Horne et. al.

LOCATION: 1803, -05, -07, -09, -11, -15, -17 and -21 North Carson Street

APN: 002-091-03, -04 and -06

RECOMMENDED MOTION: “I move to approve SUP-09-055(A), an amendment to a
previously approved Special Use Permit from Rob Lauder (property owners: Bernard-Bernard-
Cuccaro LLC and William F. and D. Horne et. al.) for permanent outdoor display of merchandise
on property zoned Retail Commercial, located at 1803, -05, -07, -09, -11, -15, -17 and -21 North

Carson Street, APNs 002-091-03, -04 and 06 based on the findings and subject to the
conditions of approval outlined in the staff report.”
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RECOMMENDED CONDITIONS OF APPROVAL.:

The following conditions include previously approved conditions of approval for SUP-09-055(A),
as approved by the Planning Commission on September 25, 2013, as well as new and/or
revised conditions associated with the revised amendment request. Bold, underlined text is
added, [stricken] text is deleted.

The following shall be completed prior to commencement of the use:

1.

The applicant must sign and return the Notice of Decision for conditions of approval
within 10 days of receipt of notification. If the Notice of Decision is not signed and
returned within 10 days, the item may be rescheduled for the next Planning Commission
meeting for further consideration.

The applicant shall meet all of 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
Division 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. (This condition applied to the 2009 approval and original commencement of

the use only).

The applicant shall obtain a building permit from the Carson City Building Division for
any proposed construction. Contact the Building Division for approximate fees, design
criteria, number of plans to submit and general assistance in the City’s Building Permit
process.

If the merchandise being displayed is either a windmill or photovoltaic panel connected
for the production of electricity, and is connected to electrical utilization equipment, then
an electrical permit will be required, since this is not an item exempted from the permit
process. (CCMC 15.05.010 Section 105.2)

If the merchandise being displayed is a solar panel used to provide either conditioned air
or heated water for human consumption, then a plumbing permit will be required, since
this is not an item exempted from the permit process. (CCMC 15.05.010 Section 105.2)

The following shall be incorporated into the proposed development plan:

6.

All development shall be substantially in accordance with the development plans
approved with this application, except as otherwise modified by these conditions of
approval.

All on and off-site improvements, including lighting and electrical improvements, shall
conform to City standards and requirements.

Display Area No. 2 shall be limited to maintain a 12 foot drive aisle on the west side of
the display area and a 16 foot drive aisle on the north side of the display area, and
shall include a six foot striped buffer to serve as a pedestrian walk zone as shown
on the site plan. [25-foet-drive-aisles—on-the-west-and-the-north-sides—of the-display
area.] If the display from Display Area No. 3 is relocated to Display Area No. 2, the
relocated display area shall be subject to the same minimum drive aisle requirements as
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that of Display Area No. 2 and shall be limited to the three spaces adjacent to Display
Area No. 2 as shown on the site plan.

na , VIR VAT -] Nothing in the
northwest corner of Display Area No. 3, measured at a 45 degree angle 20 feet
from the eastern edge of the display, shall exceed 36 inches in height at any time.
This height restriction shall apply whether Display Area No. 3 exists as shown on
the site plan or is modified as a result of relocating a portion of the display area to
Display Area No. 2.

10. A minimum three foot wide aisle shall be maintained through Display Area No. 3
as shown on the site plan.

11.[36-]The under eave display areas shall be limited to those areas that do not have adjacent
parking lot display areas, with the exception of the under eave display adjacent to
Display Area No. 1, as shown on the site plan.

12.[3%]The outside of Display Areas 2 and 3 shall be designated a “fire lane - no parking” area.
It may be marked with signage per the International Fire Code or, at a minimum, a red
stripe at least six inches wide with the words “Fire Lane - No Parking” painted in a
contrasting color on the stripe shall be painted on the pavement outlining the outer edge
of the display areas. The wordage shall be at a minimum of every 10 feet.

13.[22:]All curb stops shall be removed from the display areas. For display areas subject to
relocation per the site plan, curb stops shall be replaced in areas not being used for
display, and removed in new display areas where applicable.

14.[23-]0utside display areas shall comply with the International Fire Code aisle requirements
for mercantile occupancies.

15.[34-]Show a directional arrow with the change in direction next to the street frontage in front
of Building 2.

16.[15:]The driveway just north of Building 3 must have both a one way do not enter sign and an
arrow and do not enter painted on the pavement.

17. Parking lot signage and restriping shall be completed no later than July 15, 2014.
All other display area modifications, as shown on the site plan and/or stipulated in
the conditions of approval, shall be completed no later than March 1, 2014.

The following shall be submitted with any Building Permit application:

18.[46-]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 conditions are applicable throughout the life of the project:

19.[3#%]The permanent outdoor display and sales areas are strictly limited to the areas shown
on the submitted site plan, and as modified by these conditions of approval. Within the
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approved display areas, the business or property owners shall regulate and decide
which businesses will utilize which display areas.

20. Display Area No. 2 shall be limited to the display of live plants only and shall be
allowed for a maximum of six consecutive months per year.

21.[38:]Trash and debris generated at the areas of the outdoor display and sales areas must be
collected by the businesses and placed in an appropriate trash container on the site.

22.[19:]Advertising of product or services is limited to the promotion of an existing permanently
licensed primary business activity within the addresses which are included in this review.

23.[26-]Display areas cannot impede, restrict or block any aisle, doorway, pathway or pedestrian
access from the parking lot or street, or to or from buildings for either customers or
employees.

24.[2%]Parking in any area designated no parking area by either signage or striping is
prohibited.

25.[22:]The amended Special Use Permit shall be subject to a one year review by the Planning
Commission to ensure compliance with the conditions of approval by both the owners
and the owners’ tenants. The one year review will take place at the [September2014]
January 2015 Planning Commission meeting. Failure to comply with the amended
Special Use Permit conditions of approval at any time during the one year period prior to
review may result in immediate citation and recommendation from staff to revoke the
Special Use Permit at the next Planning Commission meeting.

LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.080 (Special Use Permits);
18.02.115.8 (Outdoor Sales and Activities); 18.04.130.3 (Retail Commercial District Conditional
Uses)

MASTER PLAN DESIGNATION: Community/Regional Commercial
ZONING DISTRICT: Retail Commercial (RC)

KEY ISSUES: Will the proposed expansion of the existing permanent outdoor displays be
consistent with the standards of the Carson City Municipal Code? Is the location appropriate for
expanded outdoor display areas?

SURROUNDING ZONING AND LAND USE INFORMATION:
NORTH: Retail Commercial/Retalil

SOUTH: Retail Commercial/Office

EAST: Multi-Family Apartment/Apartments

WEST: Retail Commercial/Retalil

ENVIRONMENTAL INFORMATION:

e FLOOD ZONE: Zone B

e SLOPE/DRAINAGE: Flat

o EARTHQUAKE: Zone Il, beyond 500 feet



Planning Commission — January 29, 2014
SUP-09-055(A) Outdoor Sales and Display Area
Page 5 of 9

SITE DEVELOPMENT INFORMATION:

e PARCEL AREA: Three lots combined for a total of 1.66 acres

e EXISTING LAND USE: Retail and Commercial Uses

e STRUCTURES: No proposed changes to existing structures

o APPROVED PARKING: 47 spaces, two used by previously approved permanent outdoor
display area for a total of 45 usable spaces for parking purposes

o PARKING PROPOSED: 47 spaces with parking lot reconfiguration and restriping to
accommodate additional proposed outdoor display area, including two handicap parking
spaces

e VARIANCES REQUESTED: None

SITE HISTORY:

o Certain conditions from the September 25, 2013 Planning Commission approval of the
amended Special Use Permit were appealed to the Board of Supervisors on December 5,
2013. The Board of Supervisors directed that the application be returned to the Planning
Commission for additional review.

o An amended Special Use Permit for permanent outdoor display was approved by the
Planning Commission on September 25, 2013.

e A Special Use Permit for permanent outdoor display areas was approved on July 29, 2009.

DISCUSSION:

The subject property is known as the Carson Shopping Center and has an active Special Use
Permit for permanent outdoor display areas as outlined in the included original staff report for
the amended Special Use Permit. The applicant requested to amend the existing Special Use
Permit to increase the size of approved outdoor display areas in response to being notified by
the Planning Division that the outdoor display areas had expanded beyond the limits of the
previously approved Special Use Permit. Staff recommended approval of the amended Special
Use Permit with 22 conditions of approval that included previously approved conditions,
amended conditions and new conditions based on the applicant’s proposal. On September 25,
2013, the Planning Commission conditionally approved the amended Special Use Permit by a
vote of 3-1, with two absent and one abstention.

At the Planning Commission meeting, testimony was given by the applicant, Rob Lauder, an
additional representative of the application, Michael Suglia, the property owner, and several
members of the public both in favor and opposed to the project. Both Mr. Lauder and Mr. Suglia
acknowledged and agreed with the recommendation for approval from staff, but disagreed with
three conditions set forth in the staff report. These three conditions included the following:

8. Display Area No. 2 shall be limited to maintain 25 foot drive aisles on the west
and the north sides of the display area. If the display from Display Area No. 3 is
relocated to Display Area No. 2, the relocated display area shall be subject to
the same minimum drive aisle requirements as that of Display Area No. 2 and
shall be limited to the three spaces adjacent to Display Area No. 2 as shown on
the site plan.

9. Display Area No. 3 shall be cut off at a 45 degree angle on the northwest corner
a distance of 20 feet from the eastern edge of the display area to ensure that a
vehicle parking in the space directly north will have visibility when backing out.

10. The under eave display areas shall be limited to those areas that do not have
adjacent parking lot display areas.
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The applicant subsequently appealed the approval of the three conditions to the Board of
Supervisors on December 5, 2013. In light of testimony given by Mr. Lauder and Mr. Suglia, as
well as several staff members, the Board of Supervisors directed that the item be returned to the
Planning Commission for further review and recommended that staff and the applicant work
together to create a site plan that would be acceptable to both parties.

In the month leading up to the writing of this report, the applicant met with Planning Division,
Engineering Division, Building Division and Fire Department staff to come to the following
agreement on the display areas in question.

e To address staff's concerns about potential vehicle/pedestrian conflicts around Display
Area No. 2 as well as the appearance of the shopping center from Carson Street, staff
and the applicant agreed that Display Area No. 2 will be limited to maintain a 12 foot
drive aisle on the west side of the display area and a 16 foot drive aisle on the north side
of the display area, and will include a six foot striped buffer to serve as a pedestrian walk
zone. This layout is reflected on the revised site plan presented as a part of this report.
In addition, Display Area No. 2 will be limited to live plant material only and will be
allowed for a maximum of six consecutive months per year (presumably during the
summer months). Staff did not recommend a specific start and end date each year due
to annual fluctuations in the summer season.

e As was briefly discussed at the September 25, 2013 meeting, staff found the applicant’s
proposal to limit the height in the northwest corner of Display Area No. 3 to 36 inches
rather than remove the entire display corner acceptable. Adjusting the height will serve
the same purpose to maintain driver visibility for vehicles in the parking space
immediately to the north as removing the corner of the display completely. This
continues to be the agreement between staff and the applicant.

e Consistent with staff's original recommendation, the applicant has agreed to remove the
under eave display areas in any location where an adjacent parking lot display exists,
with the exception of the under eave display adjacent to Display Area No. 1. Because
Display Area No 1. is not located near, nor does it impede, a building egress point staff
has no objection to the under eave display adjacent to this parking lot display area.

Staff supports the revised site plan and recommends approval of the amended Special Use
Permit with the proposed modifications to the conditions of approval outlined in this staff report.

Please refer to the attached appeal packet presented to the Board of Supervisors on December
5, 2013 as well as draft minutes of the Board of Supervisors meeting for more information. In
addition to the formal appeal and appeal response memo from staff, this packet includes the
Planning Commission staff report, late information, draft meeting minutes of the Planning
Commission Meeting, and the Planning Commission meeting case record.

PUBLIC COMMENTS:

Public notices were mailed as a part of the original amended Special Use Permit application
process on September 6, 2013 to 174 adjacent property owners within 300 feet of the subject
site pursuant to the provisions of NRS and CCMC. No additional public notices were sent to
adjacent property owners for the December 5, 2013 Board of Supervisors meeting or for the
January 29, 2014 Planning Commission meeting. As of the date this report was completed, no
comments in addition to those comments received prior to or during the September 25, 2013
Planning Commission meeting or December 5, 2013 Board of Supervisors meeting have been
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received. Any comments that are received after this report is complete 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:

The following comments were received from various city departments. Recommendations have
been incorporated into the recommended conditions of approval, where applicable.

Building Division Comments:

No comments.

Engineering Division Comments:

No comments.

Fire Department Comments:

No comments.

FINDINGS: Staff recommends approval of the amended Special Use Permit based on the
findings outlined below, pursuant to CCMC 18.02.080 (Special Use Permits), subject to the
recommended conditions of approval.

1. The use will be consistent with the objectives of the Master Plan elements.

The proposed expansion of the outdoor display area is consistent with the following
applicable goals of the Master Plan in accordance with the seven findings (in bold)
required for approval of a Special Use Permit:

Goal 1.2 — Promote Infill and Redevelopment in Targeted Areas
Goal 2.1 — Provide Opportunities for a Range of Retail Services

The expanded outdoor display areas will provide existing tenants of the Carson
Shopping Center with additional means to market their product and to drive business to
the center through visibility of product from passing vehicles on Carson Street.

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 proposed expansion of the outdoor display areas will not be detrimental to the use,
peaceful enjoyment, economic value, or development of surrounding properties or the
general neighborhood if approved with staff's recommended conditions of approval that
limit the display areas and further improve vehicle circulation, pedestrian walkability and
safety throughout the center. The expansion is not anticipated to cause noise,
vibrations, fumes, odors, dust, glare or unusual physical activity not associated with
normal retail commercial operations.

3. The project will have little or no detrimental effect on vehicular or pedestrian
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traffic.

With the amended site plan and conditions of approval recommended by staff, the
proposed outdoor display area expansion will have little detrimental effect on vehicular or
pedestrian traffic in the Carson Shopping Center as the parking lot will be reconfigured to
better accommodate pedestrian and vehicle circulation, and to provide additional parking
for the center.

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.

Businesses are established at this location, with no enlargement of the existing buildings
or uses other than the expanded outdoor display areas proposed. No additional public
services will be used as a result of the proposed outdoor display area expansion.

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.

A permanent outdoor display area is a conditional use in the Retail Commercial zoning
district. Upon approval of the amended Special Use Permit with the recommended
conditions of approval, the proposed project will be in conformance with the
requirements of the Carson City Municipal Code.

6. The project will not be detrimental to the public health, safety, convenience and
welfare.

The proposed expansion will not be detrimental to the public health, safety, convenience
and welfare provided that the amended Special Use Permit is approved with the
proposed site plan amendments and conditions of approval recommended by staff
because the changes and conditions proposed will ensure that pedestrians and vehicles
will have adequate room to navigate the parking lot and walkway areas. The
reconfigured parking lot will help to maintain a higher level of health, safety, convenience
and welfare through the addition of standard and handicap parking spaces and clearer
directional signage and striping for vehicles.

7. The project will not result in material damage or prejudice to other property in the
vicinity.

The expanded outdoor display areas at the Carson Shopping Center is not anticipated to
result in material damage or prejudice to other property in the vicinity. The existing
businesses are permitted uses in the Retail Commercial zoning district and the outdoor
display areas will generally only affect tenants within the center.

ALTERNATIVE MOTION FOR DENIAL: “I move to deny SUP-09-055(A), an amendment to
a previously approved Special Use Permit from Rob Lauder (property owners: Bernard-
Bernard-Cuccaro LLC and William F. and D. Horne et. al.) for permanent outdoor display
of merchandise on property zoned Retail Commercial, located at 1803, -05, -07, -09, -11, -
15, -17 and -21 North Carson Street, APNs 002-091-03, -04 and 06 based on the inability to
make the required findings as noted in the staff report.”

ALTERNATIVE FINDINGS FOR DENIAL: If the Planning Commission votes to deny the



Planning Commission — January 29, 2014
SUP-09-055(A) Outdoor Sales and Display Area
Page 9 of 9

application based upon the inability to meet all of the findings as required by Carson City
Municipal Code (CCMC) Sections 18.02.080 (Special Use Permits), staff recommends the
following findings for denial.

1. The proposed amended Special Use Permit will have detrimental effect on vehicular or
pedestrian traffic because adequate space for vehicles and pedestrians to navigate the
parking lot and outdoor display areas simultaneously does not exist.

2. The proposed amended Special Use Permit will be detrimental to the public health,
safety and welfare as it reduces size of a parking lot that is already underparked by
current code requirements, and impairs both vehicle/pedestrian capabilities in the
parking lot and on the covered walkways.

Attachments:
Staff Comments
Board of Supervisors December 5, 2013 Draft Minutes
Board of Supervisors Packet — Appeal
Revised Site Plan



File # (Ex: MPR #07-111) | SUP-09-055

Brief Description Outdoor Sales and Display

Project Address or APN 002-091-03, 04, 06

Bldg Div Plans Examiner | Kevin Gattis

Review Date January 29, 2014

Total Spent on Review

BUILDING DIVISION COMMENTS:
The application as submitted is approved by building division staff.




JAN 13 2014
Engineering Division CARSON CITY
Planning Commission Report PLANNING DIVISION
File Number SUP 09-055 Revision
TO: Planning Commission
FROM Rory Hogen, E.I.
DATE: January 13, 2014 MEETING DATE: January 29, 2014
SUBJECT TITLE:

Action to consider the revision of SUP 09-055 to change parking areas and display areas at
1803 through 1821 N. Carson St.

RECOMMENDATION:

The Engineering Division has no preference or objection to the special use request.
DISCUSSION:
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 plans are adequate for this review.

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 (5¢) - Traffic/Pedestrians
The request is not in conflict with pedestrian or traffic movements. This request is being
made to improve traffic and pedestrian access.

CCMC 18.02.080 (5d) - Public Services
No new City water, sewer or access services will be needed for this project.

H:\EngDept\P&ESHARE\Engineering\Planning Commission Reports\Special Use Permits\2009\SUP 09-055A Revision for
parking and display areas in the parking lot at 1803 to 1821 N Carson St., apns 02-091-03, 04 and 06.doc



January 13, 2014
Fire has no comments based on the SUP as presented.
Thanks.

Dave Ruben

Captain — Fire Prevention
Carson City Fire Department
777 S. Stewart Street
Carson City, NV 89701

Direct 775-283-7153
Main 775-887-2210
FAX 775-887-2209



CARSON CITY BOARD OF SUPERVISORS
Minutes of the December 5, 2013 Meeting
Page 1

A regular meeting of the Carson City Board of Supervisors was scheduled for 8:30 a.m. on Thursday,
December 5, 2013 in the Community Center Sierra Room, 851 East William Street, Carson City, Nevada.

PRESENT: Mayor Robert Crowell
Supervisor Karen Abowd, Ward 1
Supervisor Brad Bonkowski, Ward 2
Supervisor John McKenna, Ward 3
Supervisor Jim Shirk, Ward 4

STAFF: Larry Werner, City Manager
Alan Glover, Clerk - Recorder
Marena Works, Deputy City Manager
Randal Munn, Chief Deputy District Attorney
Kathleen King, Deputy Clerk / Recording Secretary

NOTE: This excerpt of minutes is prepared at the request of Planning Division staff. A recording
of the entire proceedings, the Board’s agenda materials, and any written comments or documentation
provided to the Clerk, during the meeting, are part of the public record. These materials are available for
review, in the Clerk’s Office, during regular business hours.

17. COMMUNITY DEVELOPMENT DEPARTMENT, PLANNING DIVISION - POSSIBLE
ACTION TO CONSIDER AN APPEAL OF CERTAIN CONDITIONS IN THE PLANNING
COMMISSION’S APPROVAL TO AMEND A PREVIOUSLY-APPROVED SPECIAL USE
PERMIT FOR ROB LAUDER (PROPERTY OWNERS: BERNARD / BERNARD, CUCCARO,
LLC AND WILLIAM F. AND D. HORNE, ET AL.), FOR PERMANENT OUTDOOR DISPLAY
OF MERCHANDISE, ON PROPERTY ZONED RETAIL COMMERCIAL, LOCATED AT 1803,
-05, -07, -09, -11, -15, -17, -19, AND -21 NORTH CARSON STREET, APNs 002-091-03, -04, AND
-06 (SUP-09-055A) (2:03:30) - Mayor Crowell introduced this item and advised of having just returned
from the Douglas County Commissioners meeting where Mr. Werner was presented a formal Proclamation
acknowledging all he has done to benefit both counties. Ms. Dorr Pansky reviewed the agenda materials
in conjunction with displayed slides. She noted staff's response to the appellant's justification included in
the agenda materials. She introduced Fire Prevention Captain Dave Ruben and Chief Building Official
Kevin Gattis. At Mayor Crowell's request, Ms. Dorr Pansky reviewed the three issues of appeal and
responded to corresponding questions of clarification. She acknowledged that special use permits are
property specific. In response to a further question, she advised that the City could vacate a special use
permit for cause. She suggested “we could, if the Board chose, put a condition on this special use permit.
We didn't previously, but we could potentially put a condition that stated that should this tenant vacate, the
special use permit would no longer exist.”

Ms. Dorr Pansky further acknowledged that there is no time frame associated with the subject special use
permit. She further acknowledged that Building Division staff is in agreement with the Planning
Commission's action, and responded to additional questions of clarification. In response to a further
question, she advised that parking standards at the shopping center, constructed in the 1960s, does not meet
current parking standards. “However, because this has been in existence as a legal, nonconforming use,
and the fact that they are proposing to bring the parking lot back to the number of spaces they had before
the display was expanded and, actually, they're adding ... three spaces, is acceptable to staff.” Inresponse
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to a further question, Ms. Dorr Pansky advised that “because of the large nature of these display areas in
the parking lot, having under-eave display areas in addition to that, creates a problem if and when there is
a fire and there is a need for large quantities of people to exit the building at one time. Because they are
not able to go out into the parking lot and disperse, they have to go around the display areas down the
sidewalk adjacent to the building to get into the parking lot. And as far as the parking, display area number
two, which is adjacent to A to Zen, ... staff does not agree with what the appellant is proposing because of
the fact that there will be people not just coming to and from their cars in this display area that will be
mingling with traffic, but also there will be people that are going to be looking at displays in this area. ...
the cars only have 16 feet on the north and 12 feet on the west to navigate around where these people will
be looking at merchandise is not something that's acceptable to staff.”

Mayor Crowell invited the appellant's representative to the podium. (2:17:23) Attorney Mike Suglia,
representing Evergreen Gene's, introduced Gene and Rowena Munnings. Mr. Suglia expressed the opinion
there are “three important reasons why the appeal should be approved. First of all, this business is good
for Carson City. Second of all, if you've carefully read the staff report from Ms. Pansky, ... she's asking
you to make a discretionary decision that's well within your authority to make. And, thirdly, ... this
particular case [will] send a message to the business community of Carson City as to how this Board values
and views businesses and new businesses.” Mayor Crowell expressed understanding, and requested Mr.
Suglia to discuss “why there is not a public health and safety issue that exists with the method that Gene's
asking for.” Mr. Suglia advised of having patronized Mr. Munnings' store for many years. “He's got a
unique garden shop and has created an attraction on North Carson Street. He's taken that particular
business ... and ... created this wonderful shop with unique plants. They just thrive in our community. ...
He's created an attraction on North Carson Street. We talk a lot about redevelopment in this City. We're
not here asking for grants or handouts or help or anything else. What we're asking for is a chance for this
business to thrive.” Mr. Suglia expressed the opinion that “Gene and his wife, they've kind of been their
own ... two-person redevelopment business. They came in here and took that shopping center and created
this.” In reference to the “blacktop,” Mr. Suglia advised that “Gene took the material to seal that and he
did it by hand, the whole ... parking lot. He built a little barrier there. He's put in an incredible amount of
sweat equity and an incredible commitment to this City and he did it all by himself, all on his own
initiative. Mr. Suglia reiterated that “when it comes right down to it, this appeal is discretionary. ... we're
not asking you to change Code or bend Code or compromise safety. Discretionary decisions. It's well
within your authority to do it. And second of all, you're going to tell the business community, with your
decision today, that we want to encourage business. We want to help business. We want the businesses
to thrive and we don't want to micromanage a person's ability to make a living. Those are the policy
reasons why this is so important.”

In consideration of safety, Mr. Suglia referenced the area “near Carson Street” in conjunction with a
displayed photograph. “What we're proposing, ... as a compromise to the staff's concerns about safety, what
we're considering is putting some additional striping around that display.” Mr. Suglia expressed the
opinion that “those of you who have been there will know that we're not talking about a high volume of
traffic in this shopping center. It has some people come and use it largely ... because of Gene and A to Zen.
We're not talking about a situation like Wal-Mart. ... When you park at the Wal-Mart in Carson, you have
to walk through a parking lot. You have to almost cross a street that has literally hundreds of cars going
by to get inside the store. And that seems to be accomplished every day without safety concerns. This is
nowhere near that because what we're proposing is that there's a full 12 feet to the nearest parking space
... and there's also 12 feet out to Carson Street. When the City first looked at this, they issued a memo and
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said, "We don't have concerns about that.' And then there was a clarification. They said, 'Well, we didn't
really look at that.' But, since 2009, there's been a plant display out front. There's a low volume of traffic
and there's been no incidences that the landlord or Gene has ever been aware of conflicts with cars and
pedestrians.” Mr. Suglia personally attested, “You don't really even notice cars going by. You look at the
plants, you're in between these big racks. The cars go by far away from you if they're even there and you
can safely purchase your plants.” He expressed the opinion, “I don't think it's really a safety issue. And,
in addition, because of staff's concerns ...,” he reiterated the proposal for additional striping “around this
display to make it even more noticeable to the traffic that might go by while someone's looking at plants.
If we don't have a problem, ... we [don't] have something that we really have to fix. Despite that, we're
going to make it even safer even though there is no known safety issue to us.” Inreference to the Wal-Mart
comparison, he reiterated “this is nothing like that because there's not the volume.” Mr. Suglia advised that
the landlord “can testify to that.”

In consideration of condition of approval 10, Mr. Suglia compared walking out to the Community Center
west parking lot. “... if I walk out the door, take a left and go out these doors, I can go straight out into the
parking lot in case there is an emergency. That's safe. ButifT go left or right, there's a little wall right here
blocking my access. Well, think about that entrance right here on the west side of this very building we're
in and then think about Gene's. ... He's got an aisle way when you walk out his front door. You have
access to the outside of the building. If that was a parking lot, you might have a car in the way, but it's not.
It's a plant display area. You walk out the front door if any kind of emergency in that building should occur
and you're out of the building. Now, in our map that we presented, we did not designate that as a
permanent area to leave open, but we're certainly willing to do that. And, in exchange, under the eaves,
right now you have six feet of space. ... What we would like is to still maintain some display under there,
not to exceed two feet. So we have 48 inches of walkway under the eaves and we have an aisle way so you
can walk out of the building and get out of the building should you need to in an emergency. And then,
after we do that, it would kind of look like this entrance right out here.” Mr. Suglia expressed the opinion
there's nothing unsafe about the Community Center and nothing unsafe about the proposed design. “And
so that would be why we're asking for this Board to modify those conditions and allow us to have under-
the-eaves display.” In reference to a displayed map, Mr. Suglia pointed out “a lot of area under the eaves
where display is going to be allowed and there's no problem with that. It's only right in front of Gene's.
This is important to the businessman to have his merchandise right there near the store for a number of
reasons. It can avoid the problem of theft. He can move ... different merchandise as the seasons dictate
and he's willing to leave the 48 inches. It has been a problem in the past. There's been some clutter there.
It's not going to be a problem in the future. If we approve that, we're going to maintain the 48 inches.” Mr.
Suglia again reiterated, “This is a ... discretionary decision for the decision-making body and that's this
Board.” He further reiterated he was not asking to “bend Code or violate Code ... [or] for something that's
unsafe.” He requested the Board “to allow this person, who's done so much for Carson City and has
brought so much of his own sweat-equity redevelopment to North Carson Street, to let him thrive; to let
him run his business as he sees fit.” Mr. Suglia acknowledged the importance of safety. “No one wants
an unsafe business nor will it be if you approve the conditions that we're asking for the appeal.”

In reference to the map at page 22 of the agenda materials, Ms. Dorr Pansky acknowledged that the west
drive will have 12 feet of clearance for vehicular traffic. In response to a further question, she explained
that “this is what was proposed at the Planning Commission meeting by the applicant after the staff report
came out.” In response to a further question, she clarified her recommendation for a 25-foot width in
conjunction with a displayed drawing. She explained, “when staff issued the staff report, the applicant
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came back with this potential compromise with the four-foot striping around it.” In response to a further
question, Captain Ruben explained the maintenance issue relative to “the ability to walk in that walkway.”
Mr. Suglia advised that he has been “working with the applicant and ... agree[d] that, before we started
working together, there was some clutter out there. ... There wasn't always 48 inches. There was a big rack
that had succulents on it and, as soon as the season wound down, Mr. Munnings went ahead and moved
that into the front display. That was one of the big areas where he had a little bit of a bottle neck there and
that's been moved there. He had a fountain that was ... chained to one of the pillars and that inhibited some
of the movement too. He moved that so it's now in the front display.” Mr. Suglia advised that he has been
working with Mr. Munnings and has “gone out there with a tape measure. ... We're going to maintain 48
inches and ... when we do that, then we've eliminated the concerns.” Mr. Suglia expressed a willingness
to stipulate and have a condition of approval that the aisle way out the front doors and into the parking lot
be maintained. “It's not shown on the map ... but we're certainly willing to do that and it's been there since
the inception.” He reiterated “it resembles the exact same thing we have right out front of this building as
you walk out the west side. You can go straight out. If you go left or right, you have a longer time before
you can get into that parking lot. It's not unsafe, but we'll make sure that we maintain that front entrance
and keep the aisle ways clear. ... 48 inches should be more than adequate.” Mr. Suglia suggested having
Engineer Rob Lauder address “some of the Code issues ... about the spacing there.” In response to a
question, Mr. Suglia advised that the aisle ways are six feet without the obstructions. He and Ms. Dorr
Pansky responded to corresponding questions of clarification in conjunction with displayed slides. In
response to a further question, Mr. Suglia advised of having been threatened with a citation and “in
response, we submitted to do it right.”

Inresponse to a question, Ms. Dorr Pansky further clarified the 25-foot width recommendation. Mr. Plemel
explained the purpose for the special use permit relative to permanent outdoor display. He acknowledged
that the special use permit could be amended to allow only for plant display, but clarified that neither the
applicant nor the property owner had proposed this in the past. “... we have gone forward considering it
as being open display for whatever uses may be in the shopping center thus far.”

In reference to the August 20, 2013 memo, at page 28 of the agenda materials, Mr. Suglia read into the
record paragraph 3. He explained, “this display in front, as it's currently used, is only used from about May
'til September and then those plants are done. The season's over and if you went by now, you would not
see any display whatsoever out there. ... But ... during that season, it's real important to have that sunny
spot for those annuals, ... the tomatoes and peppers that people buy to put in their gardens just for those few
months of growing season. It's important to this business to have that space out there. It's not used all year
round.” In reference to the August 20, 2013 memo, Ms. Dorr Pansky advised of having discussed the
conditions of approval with Engineering Technician / Plan Reviewer Rory Hogan. Ms. Dorr Pansky
clarified that “the conflict of shoppers in a display area with potential traffic was not something he
specifically contemplated and he typically does not contemplate that type of thing. Whether or not he
should have, ... that remains to be seen, but just as a clarification ...”

(2:47:21) At Mr. Suglia's request, Engineer Rob Lauder advised of having completed the special use permit
application on behalf of the property owners. He expressed the opinion that the “Code issues” have been
“gone over ... pretty extensively between us and staff.” He advised of no “real disagreement about Code
issues and egress requirements.” In response to a question, Mr. Plemel disagreed that the appeal is
discretionary and not Code related. He requested to have Chief Building Official Kevin Gattis testify at
the appropriate time. Mr. Lauder clarified that “we are not interested in impeding exiting people from the
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building in an emergency situation or any kind of situation.” He advised of having “made a mistake in [his]
application when [he] did not show that three-foot aisle from Evergreen Gene's front door out to the parking
lot. That should have been there,” and Mr. Lauder apologized. He recommended that any approval
“include that requirement.” He described adequate emergency egress from Evergreen Gene's and the other
vacant spaces. He advocated that “for display area number two, ... the proposal that we made ... to include
a four-foot walk zone at the outer perimeter ... just makes sense.” He recommended adding conditions of
approval “that the three-foot aisle be maintained west of Evergreen Gene's and that the display that impedes
the egress of those two doors back in the corner ... not be allowed, and that we keep at least a four-foot wide
space ... at that outer display area number two.”

(2:53:15) Property Manager Bill Horne expressed appreciation for “what Evergreen Gene has done for the
center. ... it's attractive, ... it's unique, and ... it is something that reflects well on Carson City.” He
expressed the hope that “everyone would agree.” Mr. Horne advised that he has served as the property
manager for the past ten years. “The bypass is causing change and the traffic that is there today, along
Carson Street, is about 40 percent of what it was before the bypass. ... if we have three cars moving at any
one time, that's at the high end. ... Ibelieve that we have less than one-half of one percent of the traffic that
you would see at Wal-Mart. It is not a high traffic area and so, when you talk about traffic flow and how
things are and how we're changing it, we don't really have much in the way of traffic flow. Ninety-five
percent of the traffic that T have seen, during the ten years, comes in the middle entrance ... We have almost
no use of the south areca. Typically, the owner of A to Zen parks there and, occasionally, he'll have a
customer park there, but it is rare.” Mr. Horne advised of having measured “to Carson Street and two lanes
of Carson Street that are adjacent, the total distance from the curb to the end of Carson Street is 22 feet for
two lanes.” He expressed support for Evergreen Gene's and for business in general, and the belief that “our
plan has addressed safety issues ... We're in change. The building was not originally designed to have the
business it does now. We have ... to accommodate change if we're going to stay in business. We have to
make do with what we've got and we have to try and make it fit with the requirements of the City and what
needs to be done for safety. And that is a difficult thing. It is certainly a difficult thing for your staff to go
through all the Code on things that are unique and try and make that fit to Code and that's what we're trying
to do.” Mr. Horne discussed anticipated change to downtown businesses relative to the freeway bypass.
«... those property owners, because of decisions about the bypass, are going to have to find new uses as we
do. And all we want to do is survive.” Mr. Horne described the property as “an asset to Carson City. We
pay taxes. Carson City needs destination businesses. Evergreen Gene's and A to Zen are unique and ...
they are destination businesses. We're struggling through a depression and, if we can support these
businesses, keeping in mind that we should be safe, ... then people will have resources in Carson City, local
people can shop here and get things that they don't have to go to Reno for. We will have business coming
in and we will begin trying to generate prosperity. ... We want a beautiful Carson City and ... Evergreen
Gene's is pretty and we want it to be attractive for people to come in and we want to have local people be
able to get the different things that they want. And that's a variety of businesses. Evergreen Gene's is
unique and it requires a unique solution. If we can find the unique solutions and allow these businesses to
survive, that's ... what we should be doing and that's why I'm trying to do when I manage this.” Mr. Horne
expressed the hope that “we can work together and make Carson City a better place for all of us.”

In response to a question, Mr. Horne advised that rent is not charged for the display areas. In response to
a further question, he pointed out Nevada Gun Exchange and the nail salon in conjunction with a displayed
photograph. He expressed agreement with Mr. Lauder that one of the proposed display areas should be
amended in consideration of emergency egress. He expressed the belief that “for what we've got, ... this
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is going to be a safe solution. We don't have a lot of traffic. We don't have a lot of pedestrians. Some of
our businesses get eight, ten customers a day. ... the Carson Coffee Shop is a drive-through. That is most
of the traffic. The number of cars that come through there probably is close to 50 percent of what the whole
center has. We need more traffic and Carson Street is going to provide less and less traffic. So we need
to have reasons for people coming on Carson Street.”

Inresponse to a further question, Mr. Horne discussed his philosophy relative to managing complaints from
tenants about other tenants, and balancing the economic benefits between the tenants. In light of the
preceding testimony relative to encouraging business, Supervisor Bonkowski noted that two other tenants
have complained against Evergreen Gene's. Mr. Horne discussed complaints between the two beauty shop
tenants. “When you have tenants that have personality conflicts, then you have to ... try your best to take
a look at whether the issue is serious.” He advised of having done his best to deal fairly with all the tenants.
“The life blood of business is traffic and to make decisions that interfere with traffic is injurious to both
even though it would satisfy one.” He reiterated having “tried very hard to do the right things in each
situation without regard to the personalities.” In response to a further question, Mr. Horne advised “we
were out of compliance with our permit. So, in that sense, any complaint on whether we were in
compliance with what our permit was, was valid. ... the parking, there was never any encroachment in front
of the businesses from their personal parking. There was some complaint about visibility but, actually,
Carson Coffee, ... impedes visibility for some of the tenants. ... it was there before I came and I have no
intention of tearing that down for visibility. The complaint that led to all these proceedings is because we
have a personality thing. Not that we weren't wrong. But the fact that we were wrong enabled the
complaining party to bring this issue in front of the City and the City should ... address this and, what we
have tried to do is, say, 'Yes, there has been an encroachment on the displays,' and it has been an
encroachment not for the intention of violating City Code and trying to do something bad. It has been a
businessman trying to build a business and trying to survive in times that are very, very tough and who has
expanded his inventory in order to try to become profitable. It has been ill-advised. It was not correct, but
it was not done purposely to be out of compliance with the City.”

In response to a question, Ms. Dorr Pansky advised that the complaints have not yet been addressed
because the special use permit is under appeal and they are still open complaints. She explained that the
complaints were “very specific in the size of the outdoor display areas, the number of parking spaces they
were taking up, the pedestrian access around the display areas, and the fact that it was blocked off or
reduced so the handicapped could not go through. So, if there is a personality issue, it's not something that
we would see or even look at ... when we're looking at doing Code enforcement.”

In response to a question, Mr. Horne reiterated “we are not a high traffic area so we might have 100 cars
aday ... in and out of there. We may have less than that. And so the 25 feet, which is wider than two lanes
of Carson Street, ... exceeds what we need for a safety issue.” In response to a question of clarification
relative to the importance of the display area, he expressed the desire for “Evergreen Gene to survive ...”
In response to a further question, Mr. Horne expressed the understanding that “twelve feet was the Code.
... For the traffic lane, they want 25 feet which is more than the width for safety when we have essentially
no traffic there.” Mr. Horne expressed the desire to “be safe but allow Evergreen Gene to have as much
space as he can so that he ... can get more sales, so that he can become more profitable. ... As a property
owner,” he requested “maximum flexibility because that allows [his] tenants to have the maximum
flexibility to flourish.”
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(3:13:07) Chief Building Official Kevin Gattis introduced himself for the record, and explained that “some
of the issues ... at hand are ... that the space in front of Evergreen Gene's and how folks can exit ... what's
been missed is that the exit ways throughout this strip mall are for all the tenants and all the public, not just
one tenant.” He acknowledged this as a Code violation. Mr. Suglia acknowledged the accuracy of the
statement. In response to a question, Mr. Gattis described the situation as “impeded egress out of tenant
spaces. As was mentioned earlier, a 48-inch space was approved with the SUP originally. Since that time,
this has become an enforcement issue with [the] Building [Division] and [the] Fire [Department.]” Mr.
Gattis advised of having visited the site on October 21, 2013 and taken measurements. “There were
restrictions in the exit ways down to 32 inches. There were three exit ways out from Mr. Munnings tenant
space. All three of them were blocked. This was an early-morning visit. They were blocked
intentionally.” Mr. Gattis advised of having visited the site at 10:00 this morning and of having measured
“storage items in there, such as Christmas trees. The aisle width was down to 19 inches. This was in the
exit way under the eaves. This is not a discretionary item. It's a Code item and it's a very serious Code
item. The building was designed with 72-inch aisle ways under the eaves out of the tenant spaces to the
parking lot. There are columns spaced periodically throughout the strip mall holding up the eave structure.
Now, when you come out of the tenant spaces, granted there's going to be cars parked in front of you ...
You can still walk between the cars or you can turn right or left and get to an aisle way to get away from
the buildings. This building was not designed with solid barriers in front of the tenant doors and that's
what's been created with the storage space.” Mr. Gattis expressed support for the success of Mr. Munnings'
business; “however, we cannot create a hazardous situation by allowing these aisle ways to be blocked.”

In response to a question, Mr. Gattis advised that the building is not sprinklered. He acknowledged that
caves are considered part of a building structure. In response to a further question, he explained that the
Code requires a “clear path to a public way, yard, or a court” when exiting a building. “So once you're out
into the parking area, that's considered safe once you're a certain distance away from the structure.”
Supervisor McKenna suggested a special use permit for the parking lot only and nothing for the eave spaces
or two special use permits; one for the parking lot and one for the eave spaces. Mr. Gattis agreed and
expressed the belief there should be no storage items under the eaves. He responded to questions of
clarification relative to the Code requirements for exiting a building. He expressed the opinion that the
property can “function okay as long as there are no obstructions in the aisle ways. That ... is creating the
hazard in this case.” In response to a further question, Mr. Gattis explained that “under the eaves ... is a
designed walkway. Out in the parking area, ... that area was designed for automobiles, not pedestrian
traffic.” 1In response to a further question, Ms. Dorr Pansky and Mr. Plemel provided additional
clarification relative to the 25-foot width recommendation in conjunction with displayed slides.

(3:21:29) In response to a suggestion, Mr. Suglia advised that the original plan was for the display area to
be located in the front of the store. He reviewed the costs associated with submitting a special use permit
application. “... to start over might just be the straw that breaks the camel's back. Likewise, every time we
take away a business opportunity, you don't really know where the tipping point is and the breaking point.
And that's a real concern we have here.” He expressed appreciation for the suggestion, and the opinion
“we're kind of far beyond that.” He suggested that 48-inches of unimpeded space under the eaves would
eliminate the Code violation. In response to earlier questions relative to tenant disputes, he advised that
“there was a lot of discussion about parking” at the Planning Commission meeting. “We're kind of beyond
that ..., but this plan actually increases parking by adding three spaces and it changed the traffic flow to
make that one-way from that center aisle way on Carson Street where most of the traffic comes in. When
we're talking about in front of A to Zen,” he advised of never having seen a car. “The other complaint from
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the other tenants was the access and, ... I hear now there's some Christmas trees blocking that. Before it
was some whirlygigs ... If we get approval, there will be 48 inches. ... We want to comply and agree 48
inches is necessary. ... It was originally six feet but if the Code's telling you 48 inches, then ... that's what
should be imposed and not more ... If you can walk straight out of Evergreen Gene's into the parking lot,
which we're agreeing to also, you've eliminated that main safety issue. You get right out there and you're
out of harm's way. When we had the Planning Commission meeting, that display near Carson Street, there
were no complaints about that other than staff didn't want it as large as we had asked for. No one from the
public stood up” and protested. “And, again, anecdotally, there's never been a car or pedestrian incident
because of that.”

In response to a question, Mr. Gattis explained that he could not agree to 48 inches clearance “without
doing a Code analysis. ... the building was designed with 72-inch aisle ways.” He agreed that 48 inches
may be possible, “but in order to verify that, we need to go through the process. When architects and
engineers submit plans, they go through the review process based on occupant loads, travel distances and
things of that nature to see if 48 inches is acceptable. And, without doing that, you can't answer the
question correctly.” In response to a question, Ms. Dorr Pansky advised that the recommended 25-foot
width is not pursuant to the Code. “However, ... in a discretionary permit situation, staff ... can make a
recommendation to go beyond Code when the situation exists where it's unique to the point where it's not
specifically addressed in Code. And pedestrians looking at items in outdoor display areas, commingling
with traffic is not specifically addressed in the Code.”

(3:28:22) In response to an earlier comment, Mr. Lauder advised there are two aspects to special use
permits. “One is granting or denying ... the special use permit. And the other side is enforcement.” He
requested the Board to “keep those things clear.” He expressed no doubt “that the City should enforce
special use permits as well as all other laws,” and expressed concern that “we don't confuse the two.”

In response to a question, Ms. Dorr Pansky advised that the minimum distance acceptable to staffis 25 feet.
(3:29:57) Mr. Lauder suggested that “for shops of this size, the occupant load is such that it's not the
occupant load that drives the minimum opening width which is what [Mr. Gattis] was talking about. When
you do a Code analysis, the Code says, 'first you determine the occupant load of the space that you're trying
to exit from, then you multiply that times a factor and it depends on what kind of occupancy you have, and
you come up with a minimum exit width. But when you have relatively low occupant loads, which is what
you generally have in this shopping center, what's going to govern is the minimum aisle width that's
required by the Code.” He read into the record Section 1003.3.4, Clear Width, from the 2012 International
Building Code. “For this sort of shopping center, this sort of occupant load, it's clear ... that the minimum
access width for egress is 36 inches.”

Mayor Crowell entertained additional questions of staff and, when none were forthcoming, discussion of
the Board members. Supervisor McKenna described the arguments as “very confusing,” and suggested that
“the way you have a friendly place to do business is you have rules that are clear, in place, and are enforced
equally without bias toward one or the other. The other part of it is the building versus the parking lot are
... two completely separate issues. And then the other part of it is the fact that the current tenant has failed
to meet their responsibilities to maintain that space in a safe manner.” Supervisor McKenna expressed
uncertainty that “this is ready to come to the Board as an appeal. ... There were very few people of the
Planning Commission there. ... Out of seven people, there were four ... against it or three and three; three
weren't there. Three said yes.” Supervisor McKenna expressed a preference for “some type of negotiated
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settlement. Either you take this back to the Planning Commission or you accept the City's requirements
or the City modify the requirements. ... the Board is capable of making this decision, but ... this [isn't] the
right place for it.” Supervisor McKenna moved to send this back to the Planning Commission for
reconsideration. Supervisor Bonkowski seconded the motion for sake of discussion. Supervisor
Bonkowski noted that “outdoor display is not an entitled right on this property. ... That's why there's a
special use permit in place.” Supervisor Bonkowski expressed the opinion that “the City's already bent
over backwards to try to accommodate the success of the business. The reason that this is in front of us
today is because the tenant and the property owner have not been in compliance with the terms of that
special use permit and, per the testimony of [Mr. Gattis], that noncompliance has been in effect right up
through this morning.” Supervisor Bonkowski expressed “serious concerns about changing anything here
if there isn't going to be compliance or if the City doesn't have recourse in the case of noncompliance. ...
until we solve that issue,” Supervisor Bonkowski expressed agreement with Supervisor McKenna “that this
needs to go back somewhere else and we need to have a clearer picture of what's going to happen here
before we make a decision.” Mayor Crowell expressed concern over ingress and egress, and advised that
if the matter is appealed again “on these issues,” he would “vote with the City staff's side.” Supervisor
Shirk expressed agreement with the previous comments and suggested that the Planning Commission
require “taking everything out of that aisle way.” In response to a question, Ms. Dorr Pansky advised there
would be no additional fee for further negotiation between staff and the applicant. “If they were to come
back and modify this again a year from now, ... after the Board has made their decision or the Planning
Commission has made the decision, then it would be an additional fee to modify the permit.”

Mr. Munn provided an overview of CCMC Section 18.02.060(4)(c)(4) relative to decision making time
frames. He expressed concern that if the matter is referred back to the Planning Commission, “we're going
to go past that sixty days.” Mr. Plemel advised that the appellant voluntarily extended the deadline and that
they would have to agree to a further extension of time. He advised that the result of not rendering a
decision within sixty days is the appeal would be approved, as submitted. Supervisor McKenna suggested
recessing the meeting in order for staff and the appellants to confer. Discussion followed and Mayor
Crowell suggested upholding the Planning Commission's decision with direction to staff to further negotiate
with the applicant. Supervisor McKenna withdrew his motion. Supervisor Bonkowski withdrew his
second.

Mayor Crowell entertained a motion. Supervisor McKenna moved to uphold the Planning
Commission's decision to approve the amended special use permit, SUP-09-055A, for permanent
outdoor display of merchandise, on property zoned retail commercial, located at 1803, -05, -07, -09,
-11, -15, -17, -19, and -21 North Carson Street, APNs 002-091-03, -04, and -06, based upon the
required findings and subject to all conditions of approval, as approved by the Planning Commission,
with the following modification to condition of approval 9, “Nothing in the northwest corner of
display area number 3, measured at a 45-degree angle, 20 feet from the eastern edge of the display,
shall exceed 36 inches in height at any time. Supervisor Bonkowski seconded the motion for purposes
of discussion, and recommended adding conditions to enforce “item 9 on the relocation space so the 45-
degree angle needs to continue in existence if that space is relocated.” And, in addition, “we need to retain
the 36-inch walkway from the front door of Evergreen Gene's out to the parking lot. Those were the two
additional conditions that ... everybody agreed to here today.” Supervisor McKenna so amended his
motion, with staff's agreement. Mayor Crowell recessed the meeting at 3:43 p.m. in order to provide staff
the opportunity to confer.
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Mayor Crowell reconvened the meeting at 3:55 p.m., and invited Mr. Suglia to provide a status. Mr. Suglia
expressed the opinion “it's going to require some discussion between engineers and building officials to
possibly come to a greater consensus. We only have three issues and one was eliminated. We may be able
to eliminate more, but then we have to go back to the whole Planning Commission process.” Mr. Suglia
advised that his client is willing to go back to the Planning Commission. “And that would give us a little
time to sit down again with staff and try to resolve these issues.” Mr. Suglia acknowledged a waiver of the
sixty-day time limit.

Following direction by Mr. Munn, Mayor Crowell referred to the pending motion. Supervisor McKenna
withdrew his motion. Supervisor Bonkowski withdrew his second. Mayor Crowell referred to the
original motion made by Supervisor McKenna. Supervisor Bonkowski referred to his additional concerns,
as noted on the record, and suggested that they should be worked out at the Planning Commission level.
Mayor Crowell reviewed the original motion and second “to send this back to the Planning Commission
for further discussion and, hopefully, resolution.” Mayor Crowell called for a vote on this motion. Metion
carried 5-0. Mayor Crowell thanked Mr. Suglia.



City of Carson City
Agenda Report

Date Submitted: November 22, 2013 Agenda Date Requested: December 5, 2013
Time Requested: One Hour

To:  Mayor and Board of Supervisors
Fromi: Community Development - Planning Diviston

Subject Title: For Possible Action: To consider an appeal of certain conditions in the Planning
Commission’s approval to amend a previously approved Special Use Permit for Rob Lauder
(property owners: Bernard/Bernard, Cuccaro, LLC and William F. and D. Horne et. al.) for
permanent outdoor display of merchandise, on property zoned Retail Commercial (RC), located
at 1803, -05, -07, -09, -11, -15, -17, -19, and -21 N. Carson Street, APNs 002-091-03, -04, and -
06. (SUP-09-055A) (Susan Dorr Pansky)

Staff Summary: The amended Special Use Permit (SUP-09-055A) for permanent outdoor
display of merchandise for sale at the Carson Shopping Center was reviewed and conditionally
approved by the Planning Commission on September 25, 2013, based on the required findings
for approval. At the Planning Commission meeting, the applicant expressed disagreement with
proposed Conditions 8, 9 and 10 related to the locations and sizes of the outdoor display areas.
Decisions of the Planning Commission may be appealed to the Board of Supervisors. An appeal
of the Planning Commission’s approval of SUP-09-055A was properly filed pursuant to the
submittal requirements of the Carson City Municipal Code, Section 18.02.060 (Appeals). The
Board of Supervisors may uphold, modity or reverse the Planning Commission's decision.

Type of Action Requested:

["] Resolution [] Ordinance-Second Reading
Formal Action/Motion (] Other (Specify)
Does This Action Require A Business Impact Statement: { YYes (X)No

Planning Commission Action: Approved the amended Special Use Permit on September 25,
2013, by a vote of 3 ayes, 1 nay, 1 abstained and 2 absent.

Recommended Board Action: 1 move to uphold the Planning Commission’s decision to
approve the amended Special Use Permit, SUP-09-035A, for permanent outdoor display of
merchandise on property zoned Retail Commercial, located at 1803, -05, -07, -09, -11, -15, -17, -
19, and -21 N. Carson Street, APNs 002-091-03, -04, and -06 based on the required findings and
subject to all of the conditions of approval as approved by the Planning Commission, with the
following modification to Condition No., 9:

9. Nothing in the northwest comer of Display Area No. 3, measured at a 45 degree angle 20
feet from the eastem edge of the display, shall exceed 36 inches in height at any time.
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Explanation for Recommended Board Action: Please see the attached staff memo and
Planning Commission staff report for explanation of the proposed action.

Applicable Statute, Code, Policy, Rule or Regulation: CCMC 18.02.060 (Appeals), 18.02.080
(Special Use Permits)

Fiscal Impact: N/A
Explanation of Impact: N/A

Funding Source: N/A
Alternatives:

The Board of Supervisors may consider the following alternative actions in deciding the appeal
of three conditions of the Planning Commission’s approval of SUP-09-055A to amend the
Special Use Permit for permanent outdeor display of merchandise on property zoned Retail
Commercial located at 1803, -05, -07, -09, -11, -15, -17, -19, and -21 N. Carson Street, APNs
002-091-03, -04, and -06, based on the specific staff findings in the staff report.

1} The Board of Supervisors may approve the appeal of three of the conditions of approval of
SUP-09-055A as follows;

« Condition 8 is modified and will now state: “Display Area No. 2 shall be limited to
maintain 12 foot drive aisles on the west and the north sides of the display area. If the
display from Display Area No. 3 is relocated to Display Area No. 2, the relocated display
area shall be subject to the same minimum drive aisle requirements as that of Display
Area No. 2 and shall be limited to the three spaces adjacent to Display Area No. 2 ag
shown on the site plan.

» Condition 9 is modified and will now slate: “Display Area No. 3 shall be permitted so
long as the display height requirements are in conformity with Carson City Development
Standards, Div. 12,11.2 (4},

o  Condition 10 is moditied and will now state: “The under eave display areas shall be
permitted in all arcas requested so long as a 487 aisle width 1s maintained at all times.”

2) The Board of Supervisors may approve modified conditions of approval other than those
proposed by the appellant, approved by the Planning Commission, or proposed by staff,

3) If additional mformation is submitted to the Board of Supervisors that the Board believes
warrants further review and consideration of the application by the Planning Commission,
with the concurrence of the appellant, the Board may refer the matter back to the Planning
Commission.
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If the Board of Supervisors finds that the Planning Commission erred in approving the
Special Use Permit amendment, the Board may reverse the Planning Commission’s decision
and DENY SUP-09-055A, citing the finding(s) for denial. Exercise of this option would
result in denial of the amended Special Use Permit, but would leave the original Special Use
Permit intact. Under this circumstance, the applicant would be required to reduce the
expanded outdoor display areas that currently exist to what was approved with the original
Special Use Permit.

Supporting Material:

1)
2)
3)
4)
5)

6)
6)

Staff Memo to the Board of Supervisors

Appellant’s Letter of Appeal and Justification

Planning Commission Draft Minutes

Planning Commission Case Record

Late Information Submitted on behalf of Applicant prior to and at Planning Cominission
Meeting

Late Information Submitted by Staff at the Planning Commission Meeting

Planning Commission Packet

Prepared By: Susan Dorr Pansky, Planning Manager

Reviewed By:

Dale: '// %/3
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Board Action Taken:
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MEMORANDUM

T0: Mayor and Board of Supervisors
FROM: Susan Dorr Pansky, Planning Manager
DATE: December §, 2013
SUBJECT: MISC-13-135 (SUP-09-055A) — Appeal of certain conditions in the Planning
Commission's approval to amend a previously approved Special Use Permit for
permanent outdoor display of merchandise on properly zoned Retail Commercial
(RC), located at 1803, -05, -07, -09, -11, -15, -17, -19, and -21 N. Carson Street,
APNs 002-091-03, -04, and -08, based on the specific staff findings in the staff
report.
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BACKGROUND:
. On September 25, 2013, the Planning Commission conditionally approved the amended

Special Use Permit by a vote of 3-1, with two absent and one abstention,

The subject property is known as the Carson Shopping Center and has an active Special Use
Permit for permanent outdoor display areas as outlined in the included staff report. The
applicant requested to amend the existing Special Use Permit to increase the size of approved
outdoor display areas in response to being notified by the Planning Division that the outdcor
display areas had expanded beyond the limits of the previously approved Special Use Permit,
Staff recommended approval of the amended Special Use Permit with 22 conditions of approval
that included previously approved conditions, amended conditions and new conditions based on
the applicant’'s proposal.

DISCUSSION:

The application noted above was reviewed and conditionally approved by the Planning
Commission based on the required findings for approval. At the September 25, 2013 meeting,
testimony was given by the applicant, Rob Lauder, an additional representative of the
application, Michael Suglia, the property owner, and several members of the public both in favor
and opposed to the project. Both Mr. Lauder and Mr. Suglia acknowledged and agreed with the
recommendation for approval from staff, but disagreed with three conditions set forth in the staff
report.

Please refer to the altached staff report presented to the Planning Cornmission on September
25, 2013, late information provided by siaff and Mr. Suglia, draft minutes of the meeting, and the
meeting case record for additional information on the proposed Special Use Permit amendment
and the findings for approval made by the Planning Commission.

The basis for appeal is pursuant to the submittal requirements of the Carson City Municipal
Code, Section 18.08.160 (Appeals). The appellant’s letter of appeal is altached. The following
are the appellant’s statements of justification for appealing each condition with staff responses
to the appellant’s basis for appeal.

1. Condition #8 involves the display area closest to Carson Street. The front plant display
area was approved in a 2009 special use application which also involved the outdoor
display. Mr. Munnings' engineer, Rob Lauder, submitted a plan for a defined front
display area that expanded the front display previously approved jn 2008. The front
display area is used by Mr. Munnings from May until September to show and to provide
adequate sun for the annual bedding flowers and vegetables. Once the cold weather
sets in, this dispiay is removed. The Planning Staff submitted a map fo the Planning
Commission that reduced the front area of display and a copy of that map is attached.

There are three reasons to modify the display area in the front and to allow the display
as submitted by Mr. Lauder. The first two reasons are basad on common sense. Mr.
Munnings has used a front display for annual plants since the 2009 permit, without a
single incident concerning pedestrian safety. The new one-way traffic flow design in front
of A to Zen and Rob Lauder's striped safety zone will ensure, as much as anyone can,
the continued safety of the customers.

The third reason s the most compelling and it is based upon the Cily’s own engineering
analysis. Rory Hogen, from the Carson Cilty engineering division, reviewed the
application and concluded that: “The request is not in confiict with pedestrian or traffic
movements, The request is made to improve traffic and pedestrian access.” Mr, Hogen
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indicated that a 12 foot wide access in front of A to Zen must be maintained as a
minimum. This is exactly what is being proposed with an additional striped walk zone in

front for added safety measure.

All we request from the Board of Supervisors is that if the City engineer asks for a 12
foot wide minimum access, the City imposes a 12 foot wide minimum access, and not a
25 foot access that is not based on any code or regulation or review. Codes and
reguiations should be evenly and uniformly imposed. A decision to impose a greater
restriction has the appearance of being an arbitrary decision and one without a legal
basis.

Staff Response:

As a part of the amendment to the Special Use Permit, the applicant has proposed to
reconfigure the parking lot through striping to accommodate the expanded display areas.
This proposal includes directing traffic for the entire parking lot one way with the main
enfrance heing where Display Area No. 2 is proposed to be located. Staff acknowledges
the appellant's claim that there has never been an incident concemning pedestrian safety.
Staif has not verified whether this is an accurate statement but notes that making the
entrance nearest proposed Display Area No. 2 the main entrance significantly changes
the traffic flow of the parking lot. The majority of vehicles will now access the parking lot
next to Display Area No. 2, whereas before they were able to access the parking lot from
the north side as well. To encourage pedestrians to place themselves in harm's way
while fooking at merchandise near the main entrance to the parking lot is not acceptable
to staff,

Staff selected 25 feet as a recommended minimum width of the drive aisles around
Display Area No. 2 as a result of the drive aisle width adjacent to Display Area No. 3
proposed by the applicant. Staff determined that the 25 feet proposed by the applicant
was acceptable adjacent to Display Area No. 3 and, therefore, should be acceptable
adjacent to Display Area No. 2.

Staff would aiso like to address the statement made by Development Engineering that is
referenced by the appellant. Staff has since discussed this statement with Development
Engineering and it has been clarified that the potential conflict that would be created
between shoppers and vehicles in the parking ot was not considered when stating that
the request was "not in conflict with vehicle or pedestrian movements,” Development
Engineering considered the 12 foot width of the drive aisle related to traffic circulation
only, and only the public/private sidewalks and normal pedestrian movements across a
parking lot when considering pedestrian movements,

Per Carson City Municipal Code, a Special Use Permit is defined as a specific
discretionary approval for a use which has been determined to have unique
circumstances, be more intense or to have a potentially greater impact than a permitted
use within the same zoning district.

A discretionary decision is defined in A Planner's Dictionary provided as Planning
Advisory Service Report No. 521/522 through the American Planning Association as
follows:

A decision requiring the exercise of judgment, deliberation or decision on the part of
the decision-making authorily in the process of approving or disapproving a
particular activity, as distinguished from situations where the decision-making
authority merely has to determine whether there has been conformity with applicable
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statutes, ordinances, or regulations.

Carson City does not have a specific Development Standard to address potential
pedestrian and vehicle conflict related to a permanent outdoor display area in a parking
lot; nor does staff need to reference one when considering a discretionary permit such
as a Special Use Permit and recommending conditions of approval to the Planning
Gommission.,

Additionally, this portion of the display area is the most visible from Carson Street, and
reducing the appearance of outside merchandise “clutter” is also a valid, discretionary
consideration that the Planning Commission may consider in imposing conditions of
approval.

Staff used its professional judgment and the precedent already set by the applicant with
the drive aisle width proposed adjacent to Display Area No. 3 as the basis for the
recormmended condition.

Condition #9 states that: “Display Area No. 3 shall be cut off at a 45 degree angle on the
northwest corner, a distance of 20 feet from the easlern edge of the display area, to
ensure that a vehicle parking in the space directly north will have visibility when backing
cut”

In the interest of full disclosure, the condition fo delete some of ihe display was
recommended by the Engineering Division to alfow “some sight distance for cars exiting
the parking space just to the north.” If imposed, this condition reguires the deletion of
about 40 square feet of plant display. This creales an economic burden and a logistical
burden on Mr. Munnings to reconstruct his perimeter which is designed to help decrease
thefl.

There are two compelliing reasons for the Beard of Supervisors o modify this condition.
The first reason is that the Carson Cily Development Standards for clear vision when
driving do not require a complete deletion of the display. The second reason (s that
during the September 25, 2013 Planning Commission meeting, Planning Manager
Susan Pansky told the Commissioners that staff would now agree fo allow this area to
be a dispfay area, if the height were reduced fo 36",

in discussions with the Planning Staff, after the staff report was issued, the staff utilized
Carson Cily Development Standards Div. 12 (8) as the authority for this
recommendafion. Currently, in the northwest corner, there is a cinderblock and wood
railing system that is 42" tall. Below that is a plant display table that holds plants with
very small stems. The Carson City Development Standards prohibit visual obstructions
that area “higher than three feet (3}."

The undisputed facts are that Development Standards do not support the original
recommendation of the FPlanning Manager that no display may be shown in the triangie
and the Planning Manager reconsidered her earlier recommendation during the Planning
Commission Meeting.

Carson City officials spent enormous amounts of time and energy to create design
guidelines to enhance the beauty and safely of this City. We should utilize those and
apply those equally to all the projects presented for review and not impose standards on
Mr. Munnings, or any other business, thal are not supported by the City’s own
standards.
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Mr. Munnings should be allowed to have a display in the northwest comer that does not
exceed three feet and is consistent with the Carson Cily Development Standards 12(5).

Staff Response:

The proposed revision to this condition is acceptable to staff and this was conveyed
during the Planning Commission at the September 25, 2013 meeting. Staff does not
agree with the suggested language for this condition modification and has recommended
alternate language as outlined in the Staff Recommendation section of this memo.

Staff would like to clarify, however, that the intent of this condition was to decrease the
display area depth to match the depth of the adjacent parking space for increased safety
of vehicles exiting that space. The reference to the Development Standards provided by
the appeliant is incorrect and should state Development Standard 12.11.2 (4). While the
Development Standard the appellant intended to reference does indicate a 36 inch
maximum height for sight distance at intersections, staff would like to point out that this
particular example does not meet the definition of an intersection as defined in Carson
City Municipal Code, Section 10.04.290, and as further discussed in Carson City
Development Standards, Section 12.11.2 (4) regarding intersection sight distance. The
appellant’s proposal is relatively unique and it is staff's opinion that this type of situation
was not specifically contemplated when the cited Development Standard was created.
To state that staff did not apply the standards squally to this project is not accurate, and
staff refers back to the definitions of a Special Use Permit and a discretionary decision
as outlined in its response to the appeal of Condition 8.

Condition #10 states that: “The under eave display areas shall be limited to those areas
that do not have adjacent parking lot display areas.”

The 2009 Special Use Permit permilted a display under the eaves and adjacent to the
parking lot along the existing sidewalk. For the past four years, Mr. Munnings used the
area near his front door under the eaves for outdoor dispfay. The Board of Supervisors
needs 1o be aware that during the Planning Commission meeting, the owner of a nearby
gun shop and his friends felt that at times the front display impeded access and they
voiced their complaints. At the time of the 2013 application there were some sidewalk
areas that varied from 32 inches of access to 48 inches of access. The present
application is offering 48" of aisle access that will be permanently established and
maintained. This will exceed the cade requirements.

in 2008, there were no concemns by the Fire Department, or any City Department, that
the plant displays created any potential life, safety or exiting hazards. After the granting
of the 2009 permit, in the event of an emergency, a person could exit Evergreen Gene's
store out the front door and waik west to the parking lof. In an emergency, a person
would also have the option of exiting the front door, and turning right or left, walk past
the displays on both sides, and then exit into the parking Iot. Under the existing 2013
proposed plan with the larger Display Area 3, in the event of an emergency a person
could exit the front door of Evergreen Gene's store and walk west through the Display
Area 3 and be in the parking fol, even though the parking lot now has plants in it. There
is no difference exiting straight out the front doors in 2013 than there was in 2009. A
person walking out the front doors of Evergreen Gene's and turning right would actually
be able to exit to the parking lot quicker than under the old design because the only
display permitted is under the eaves and not adjacent to the parking lot.

We concede that in the event of an emergency, a person who chooses to turn left to exit
would have a slightly longer route to the parking lot. However the Fire Prevention
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Captain, Dave Ruben, makes a statement that is not entirely accurate. He states that:

“The parking lot display area directly in front of 1811 N. Carson limits the egress from the

store fronts by adding additional travel distance fo the public way for anyone exiting

these stores.” As is stated above, the parking lot display (Display 3) has a wide path that

leads directly fo the west, and in no way inhibits a person from making an exit. it does

not increase the travel distance for a person exiting out the front doors and heading west

because that person would be owt of the building in the same amount of time whether
there was plant display or not.

The Fire Captain makes absolutely not reference to any specific International Fire Code
requirements when making his recommendations. Condition 13 of the Staff Report,
which is not being appealed, does state that “outside display areas shall comply with the
International Fire Code aisie requirements for mercantile occupancies.” After discussion
with Ms. Pansky and checking with the Building Department, the consensus was that 48
of unimpeded access shoufd be provided under the eaves (based on the dimensions
provided on the original and revised application plans). The Fire Code refers back to
chapter 11 of the Building Code, which refers to ANS! Standard A117.1, which requires
a minimum width of 367,

No one can make any credible argument that safety should ever be compromised and
the current plan will not compromise the best practices outlined by the Fire Code. In fact,
it will exceed the code requirements. Once again, we should use codes and apply the
codes equally to all businesses. The fire Department never provided code support for
their written recommendations and if they had, they would have recommended a
minimum of 367 for the aisle width. We are asking for consent to use the display under
the eaves and are agreeable 10 providing an aisle width of 48"

Staff Response:

The appellant's statement that an aisle width of 48 inches will excead cade requirements
is misleading and net necessarily accurate, The existing buildings of the Carson
Shopping Center were constructed with aisle widths of approximately 72 inches between
the CMU columns and the exterior walls. The aisle ways of the Carson Shopping Center
were intended for use by the general public and all tenant spaces not just the
immediately adjacent tenant spacses. The aisle ways are required to be maintained as
designed for ail that use them.

Carson City Municipal Code, Section 15.05.020 (102,68} (Existing Structures) states,
“The legal occupancy of any structure existing on the date of adoption of this code shali
be permitted to continue without change, except as specifically covered in this code, the
international Property Maintenance Code or the International Fire Code, or as is deemed
necessary by the building official for the general safety and welfare of the occupants and
the pubiic.”

2012 International Buiiding Code Section 1027.5 (Access to a Public Way) states, "The
exit discharge shall provide a direct and unobstructed access to a public way.” The
expansion of Display Area No. 3 in combination with the under eave displays alters the
access significantly and no longer provides direct and unobstructed access to the
parking lot. The appellant mentions that there is a path through Display Area No. 3 that
would allow for direct access from the building. Staff is aware that this pathway exists
today, however, that is not what is shown on the plans submitted for the Special Use
Permit amendment. Regardiess, this one pathway as a replacement for the clear space
in the parking lot that used to exist before Display Area No. 3 is not acceptable for direct
and unobstructed access.
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Staff would also like to point out that the appellant has not maintained the 48 inch
minimum width of clear space at the exit discharge specified in the 2009 approval of the
Special Use Permit, and this continues to occur as was confirmed by a site visit on
November 21, 2013. This creates a potential safety hazard.

2012 International Property Maintenance Code Section 702.1 {General) states, “A safe,
continuous and unobstructed path of travel shall be provided from any point in a building
or structure to the public way. Means of egress shall comply with the International Fire
Code."

2012 international Property Maintenance Code Section 3021 (Sidewalks and
Driveways) states, “"All sidewalks, walkways, stairs, driveways, parking spaces and
similar areas shall be kept in a proper state of repair, and maintained free from
hazardous conditions.”

The appellant implies that Ms. Pansky and the Building Department agreed after
discussion that 48 inches of unimpeded access should be provided under the eaves.
This is a misrepresentation of staffs comments, as what Ms. Pansky and the Building
Department said was that under the original Special Use Permit, a width of 48 inches is
acceptable. Ms. Pansky and the Building Department have never stated that 48 inches is
an acceptable width as it relates to the expansion of the parking lot display areas.

The appeliant refers to Chapter 11 of the International Building Code when making the
argument that 36 inches is the minimum width required, therefore 48 inches exceeds
code requirements. This is the Accessibility Chapter which references ICC/ANSI A117.1-
2009. The 36 inch width that was noted by the Fire Department in the staff report was in
reference to aisle widths for mercantile occupancies, not the aisle width of an exterior
sidewalk that was originally intended to serve the entire shopping center. The Fire
Department was specifically referring to aisle widths within Display Area No. 3, as it was
observed during site visits leading up to the September 25, 2013 Planning Commission
meeting that this minimum was not being maintained inside Display Area No. 3. This
was further clarified with the late information submitted by staff at the Planning
Commission meeting.

Staff would like to again point out the definitions of a Special Use Permit and a
discretionary decision as outlined in the previous responses. Staff may exercise its
professional judgment when considering and recommending conditions for a Special
Use Permit, and is not required to reference specific code under each circumstance.
The conditions that necessitate a Special Use Permit are often unique, and code does
not always specifically address these unique situations. This amended Special Use
Permit is a perfect example of conditions not distinctly addressed in the code, requiring
staff to use professional judgment lo ensure the continued well being and safety of the
general public.

STAFF RECOMMENDATION:

Per the Carson City Municipal Code Section 18.02.060(2), the Board of Supervisors may affirm,
modify or reverse the decision of the Planning Commission. Staff recommends that the Board of
Supervisors uphold the Planning Commission's decision to approve the amended Special Use
Permit, SUP-09-055A, for permanent outdoor display of merchandise on property zoned Retail
Commercial, located at 1803, -05, -07, -09, -11, -15, -17, -19, and -21 N. Carson Street, APNs
Q02-091-03, -04, and -06 based on the required findings and subject to all of the conditions of
approval as approved by the Planning Commission, with the following modification to Condition
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No. 9:

9. Nothing in the northwest corner of Display Area No. 3, measured at a 45 degree angle
20 feet from the eastern edge of the display, shall exceed 38 inches in height at any
time.

ALTERNATIVES

The Board of Supervisors may consider the following alternative actions in deciding the appeal
of three conditions of the Planning Commission’'s approval of SUP-09-055A to amend the
Special Use Permit for permanent outdoor display of merchandise on property zoned Retail
Commercial located at 1803, -05, -07, -09, -11, -15, -17, -19, and -21 N. Carson Street, APNs
002-091-03, -04, and -06, based on the specific staff findings in the staff report.

1. The Board of Supervisors may approve the appeal of three of the conditions of approval
of SUP-09-055A as follows;

» Condition 8 is modified and will now state: “Display Area No. 2 shall be limited to
maintain 12 foot drive aisles on the west and the north sides of the display area.
If the display from Display Area No. 3 is relocated to Display Area No. 2, the
relocated display area shall be subject to the same minimum drive aisle
requirements as that of Display Area No. 2 and shall be limited to the three
spaces adjacent to Display Area No. 2 as shown on the site plan.

+ Condition 9 is modified and will now state: “Display Area No. 3 shall be permitted
so fong as the display height requirements are in conformity with Carson City
Development Standards, Div. 12.11.2 (4).

« Condition 10 is modified and will now state: "The under eave display areas shall
be permitted in all areas requested so long as a 48" aisle width is maintained at
all times.”

2. The Board of Supervisors may approve modified conditions of approval other than those
proposed by the appellant, approved by the Planning Commission, or proposed by staff.

3. If additional information is submitted to the Board of Supervisors that the Board believes
warrants further review and consideration of the application by the Planning
Commission, with the concurrence of the appellant, the Board may refer the matter back
to the Planning Commission.

4. If the Board of Supervisors finds that the Planning Cornmission erred in approving the
Special Use Permit amendment, the Board may reverse the Planning Commission's
decision and DENY SUP-09-055A, citing the finding(s) for denial. Exercise of this option
would result in denial of the amended Speciai Use Permit, but would leave the original
Special Use Permit intact. Under this circumstance, the applicant would be required to
reduce the expanded outdooi display areas that currently exist to what was approved
with the original Special Use Permit.
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October 7, 2013

Lee Piemel, Director
Planning Division

108 E. Proctor Street
Carson City, NV 89701

Re:  Appeal of three of the 22 conditions imposed when the Planning Commission
approved the Special Use Permit on September 25, 2013 in the matter of File
No.: SUP-D9-055(A].

Dear Mr. Plemel,

Pursuant to CCMC 18.02.060, and the Carson City Planning Division Procedures for Filing
an Appeal, this correspondence is the Notice of Appeal of three out of the 22 conditions
imposed when the Planning Commission approved the Special Use Permit on September 25,
2013 in the matter of File No.: SUP-09-055(A).

a, Standing for Filing an Appeal: {including the mailing address and daytime phone
number.): This Appeal is made on behalf of the applicant Rob Lauder of RL Engineering,
675 Fairview Dr., #223, Carson City, NV 89701, phone: 884-3205; the Owner Bernard-
Bernard-Cuccaro LLC and William F. and D. Horne et. al,, 1805 N. Carson St., Carson City,
NV 89701, phone: 884-4748; and the real party in interest, Gene Munnings of Evergreen
Gene’s, 1811 N. Carson St., Carson City, NV 89701, phone: 530-0946.

The appeal is being made by Michael Suglia whose contact information is contained on
the letterhead, above.

b. Fees: Attached to this Appeal is a check for $250.00. Pursuant to a phone conversation
on September 27, 2013 with the Planning Department, the costs of providing notice will
be billed separately.

¢. Project and Actions being appealed: This is an Appeal of three specific conditions
placed on Applicant as part of the approval of the Special Use Permit. The final decision
of the Planning Commission occurred on September 25, 2013. The specific project is
SUP-09-055 {A}, a Special Use Permit application submitted in order to increase the size
of the outdoor display of Evergreen Genes plant nursery,
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d. Aspects of the decision which are belng appealed (No other aspect will be heard):

Condition 8. “Display Area No. 2 shall be limited to maintain 25 foot drive aisles on the
west and the north sides of the display area. If the display from Display Area No. 3 is
relocated to Display area No. 2, the relocated display area shall be subject to the same
minimum drive aisle requirements as that of Display Area No. 2 and shall be limited to
the three spaces adjacent to Display Area No. 2 as shown on the site plan.”

Condition 9. “Display Area No. 3 shall be cut off at a 45 degree angle on the northwest
corner a distance of 20 feet from the eastern edge of the display area to ensure that a
vehicle parking in the space directly north will have visibility when backing out.”

Condition 10. “The under eave display areas shall be limited to those areas that do not
have adjacent parking lot display areas.”

e. Facts supporting the appellant’s contention that an error was made by the Planning
Division staff and/or the Planning Commission are as follows:

INTRODUCTION:

In 2009 the Planning Commission approved a Special Use Permit at the same location. The
2013 Special Use Permit application sought an expansion of the original application. This is an
appeal of three of the 22 conditions imposed during the approval of a Special Use Permit for an
outdoor display authorized by the Planning Commission on September 25, 2013.

The application for the Special Use Permit does not mention Gene Munnings, or Evergreen
Gene’s plant nursery business, but he is the person who paid for the application and hired an
engineer and an attorney in order to submit the application to the Planning Commission. Gene
Munnings is the person who should be considered the real party in interest, and he is the
person aggrieved by the imposition of three of the conditions of approval. Mr. Bill Horne, one
of the owners of the Carson Shopping Center, consented to the Special Use Permit application
and he also consents to the appeal of three of the conditions of approval.

On September 25, 2013 the Carson City Planning Commission approved the Special Use Permit
with the imposition of 22 conditions contained in the staff report. The Approval of the
application was the correct decision because Carson City, as a community, places a high value
on allowing small businesses to thrive. We all agree small businesses provide the essential

structure for our City’s economic health and well-being.

During the Planning Commission hearing, there was considerable support from the citizens of
Carson City that Evergreen Gene's is a unique and creative business that provides a beautiful
floral display to those passing by on Carson Street, offers a gift shop of seasonal items featuring
American-made products, and is owned by a person who willingly gives back to his community
through volunteering his time, his products and money.
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THE APPEAL:

The three conditions being appealed are 8, 9 and 10 and the purpose of the Appeal is to
request that the Board of Supervisors modify conditlons 8, 9 and 10.

Condition #8 involves the display area closest to Carson Street. The front plant display area
was approved in a 2009 special use application which also involved the outdoor display. Mr.
Munnings' engineer, Rob Lauder, submitted a plan for a defined front display area that
expanded the front display previously approved in 2009. The front display area is used by Mr.
Munnings from May until September to show and to provide adequate sun for the annual
bedding flowers and vegetables. Once the cold weather sets in, this display is removed. The
Planning Staff submitted a map to the Planning Commission that reduced the front area of
display and a copy of that map is attached.

There are three reasons to modify the display area in the front and to allow the display as
submitted by Mr. Lauder. The first two reasons are based on common sense. Mr. Munnings
has used a front display for annual plants since the 2009 permit, without a single incident
concerning pedestrian safety. The new one-way traffic flow design in front of A to Zen and Rob
Lauder’s striped safety zone will ensure, as much as anyone can, the continued safety of the
customers.

The third reason is most the compelling and it is based upon the City’s own engineering
analysis. Rory Hogan, from the Carson City engineering division, reviewed the application and
concluded that: “The request is not in conflict with pedestrian or traffic movements. The
request is made to improve traffic and pedestrian access,” Mr. Hogan indicated that a 12 foot
wide access in front of A 1o Zen must be maintained as a minimum. This is exactly what is being
proposed with an additional striped walk zone in front for an added safety measure.

All we request from the Board of Supervisors is that if the City engineer asks for a 12 foot wide
minimum access, the City imposes a 12 foot wide minimum access, and not a 25 foot access
that is not based on any code or regulation or review. Codes and regulations should be evenly
and uniformly imposed. A decision to impose a greater restriction has the appearance of being
an arbitrary decision and one without a legal basis.

Condition #9 states that: “Display Area No. 3 shall be cut off at a 45 degree angle on the
northwest corner, a distance of 20 feet from the eastern edge of the dispiay area, to ensure
that a vehicle parking in the space directly north will have visibility when backing out.”

In the interest of full disclosure, the condition to delete some of the display was recommended
by the Engineering Division to allow “some sight distance for cars exiting the parking space just
to the north.” If imposed, this condition requires the deletion of about 40 square feet of plant
disptay. This creates an economic burden and a logistical burden on Mr. Munnings to
reconstruct hls perimeter which is designed to help decrease theft,
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There are two compelling reasons for the Board of Supervisors to modify this condition. The
first reason is that the Carson City development standards for clear vision when driving do not
require a complete deletion of the display. The second reason is that during the September 25,
2013 Planning Commission meeting, Planning Manager Susan Pansky told the Commissioners
that staff would now agree to allow this area to be a display area, if the height were reduced to
36",

In discussions with the Planning Staff, after the staff report was issued, the staff utilized Carson
City Development Standards Div. 12 (5) as the authority for this recommendation. Currently, in
the northwest corner, there is a cinderblock and wood railing system that is 42" tall. Below that
is a plant display table that holds plants with very small stems. The Carson City Development
Standards prohibit visual obstructions that are “higher than three feet (3').”

The undisputed facts are that Development Standards do not support the original
recommendation of the Planning Manager that no display may be shown in the triangle area
and the Planning Manager reconsidered her earlier recommendation during the Planning
Commission Meeting.

Carson City officials spent encrmous amounts of time and energy to create design guidelines to
enhance the beauty and safety of this City. We should utilize those and apply those equally to
all the projects presented for review and not impose standards on Mr. Munnings, or any other
business, that are not supported by the City’s own standards.

Mr. Munnings should be allowed to have a display in the northwest corner that does not
exceed three feet and is consistent with the Carson City Development standards 12(5).

Condition #10 states that: “The under eave display areas shall be limited to those areas that do
not have adjacent parking lot display areas.”

The 2009 Special Use Permit permitted a display under the eaves and adjacent to the parking
lot along the existing sidewalk. For the past four years, Mr. Munnings used the area near his
front door under the eaves for cutdoor display. The Board of Supervisors needs to be aware
that during the Planning Commission meeting, the owner of the nearby gun shop and his
friends felt that at times the front display impeded access and they voiced their complaints. At
the time of the 2013 application there were some sidewalk areas that varied from 32 inches of
access to 48 inches feet of access. The present application is offering 48" of aisle access that
will be permanently established and maintained. This will exceed the code requirements.

in 2009, there were no concerns by the Fire Department, or any City Department, that the plant
displays created any potential life, safety or exiting hazards. After the granting of the 2009
permit, in the event of an emergency, a person could exit Evergreen Gene's store out the front
door and walk west to the parking lot. In an emergency, a person would alse have the option of
exiting the front door, and turning right or left, walk past displays on both sides, and then exit
into the parking lot.
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Under the existing 2013 proposed plan with the larger Display Area 3, in the event of an
emergency, a person could exit the front door of Evergreen Gene's store and walk west through
the Display Area 3 and be in the parking lot, even though the parking lot now has plants in it
There Is no difference exiting straight out the front doors in 2013 than there was in 2009. A
person walking out the front doors of Evergreen Gene’s and turning right would actuaily be able
to exit to the parking lot quicker than under the old design because the only display permitted
is under the eaves and not adjacent to the parking lot.

We concede that in the event of an emergency, a person who chooses to turn left to exit would
have a slightly longer route to the parking lot. However the Fire Prevention Captain, Dave
Ruben, makes a statement that is not entirely accurate, He states that: “The parking lot display
area directly In front of 1811 N. Carson limits the egress from the store fronts by adding
additional travel distance to the public way for anyone exiting these stores.” As is stated above,
the parking lot display {Display 3) has a wide path that leads directly to the west, and in no way
inhibits a person from making an exit. it does not increase the travel distance for a person
axiting out the front doors and heading west because that person would be out of the building
in the same amount of time whether there was a piant display or not.

The Fire Captain makes absolutely no reference to any specific International Fire Code
requirements when making his recommendations, Condition 13 of the Staff Report, which is
not being appealed, does state that “outside display areas shall comply with the International
Fire Code aisle requirements for mercantile occupancies.” After discussion with Ms. Pansky and
checking with the Building Department, the consensus was that 48" of unimpeded access
should be provided under the eaves (based on dimensions provided on the original and revised
application plans). The Fire Code refers back to chapter 11 of the Building Code, which refers to
ANSI Standard A117.1, which requires a minimum width of 36",

No one can make any credible argument that safety should ever be compromised and the
current plan will not compromise the best practices outlined by the Fire Code. In fact, it will
exceed the code requirements. Once again, we should use codes and apply the codes equally
to all businesses. The Fire Department never provided code support for their written
recommendations and if they had, they would have recommended a minimum of 36" for the
aiste width. We are asking for consent to use the display under the eaves and are agreeable to
providing an aisle width of 48",

RELIEF REQUESTED:

This Appeal seeks the following relief in the form of a Motion by the Board of Supervisors. A
recommended Motion, which supports this Appeal, could be as follows:

| move ta approve the Appeal of three of the conditions of approval of SUP-09-055{A) as
follows:
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Condition 8 is modified and will now state: “Display Area No. 2 shall be limited to
maintain 12 foot drive alsles on the west and the north sides of the display area. if the display
from Display Area No. 3 is relocated to Display Area No. 2, the relocated display area shall be
subject to the same minimum drive aisle requirements as that of Display Area No. 2 and shall
be limited to the three spaces adjacent to Display Area No. 2 as shown on the site plan.”

Condition 9 is modified and will now state: "Display Area No. 3 shall be permitted so
long as the display height requirements are in conformity with Carson City Development
Standards Div. 12 (5).

Condition 10 is modified and will now state: “The under eave display areas shall be
permitted in all areas requested so long as a 48” aisle width Is maintained at all times.

Sincerely, )
J— .
\ M Lj = Q
2% [ Ow ¥
Michael T. Suglia, Esq. L

MS:dk
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Approved Permanent Outdoor Display and Sales Areas
Per SUP-09-055
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CARSON CITY
PLANNING DIVISIN:
Engineering Division
Pianning Commission Report
File Number SUP 02-055 Revision

TO: Planning Commission

FROM Rory Hogen, E 4.

DATE: August 20, 2013 MEETING DATE: August 28, 2013

SUBJECT TITLE:

Action to consider the revision of SUP 08-055 to change parking areas and display areas at
1803 through 1821 N. Carson St.

RECOMMENDATION:
The Engineering Division has no preference or objection to the special use request.
DISCUSSION:

The Engineering Division has reviewed the conditions of approval within our areas of
purview relative to adopted standards and practices and te the provisions of CCMC
18.02.080, Conditional Uses. '

CCMC 18.02.080 (2a) - Adequate Plans
The plans are adequate for this review with the following conditions:
1) Please show directional arrows with the change in direction next to the street
frontage. This is in front of A to Zen.
2) The driveway just north of Carson Coffee must have both a one way do not enter sign
and an arrow and do not enter painted on the pavement,
3) The 12 foot wide access between the new display area number 2 and the pole and
pollards in front of A {o Zen must be maintained as a minimum.
4) ltis recommended that the northwest corner of display area 3 be cut off at a 45
degree angle to allow some sight distance for cars exiting the parking space just to
the north.

GCCMC 18.02.080 (5a) - Master Plan
The reguest is not in conflict with any Engineering Master Plans for streets or storm
drainage.

Ci\Users\spansky\AppDatail.ocal\Microsoft\Windows\Temporary Intemet Files\Content.Qutioold TVEE4839\SUP 09-055
Revision for parking and display areas in the parking lot at 1803 to 1821 N Carson St apns 02-091-03 04 and 06 {2).duc




SUP 09-055 Revisian for parking and display areas at 1803-1821 N Carson St. August 20, 2013

CCMC 18.02.080 (5c) - Traffic/Pedestrians
The request is not in conflict with pedestrian or traffic mavements, This request is being
made to improve traffic and pedestrian access.

CCNMC 18.02.080 (5d) - Public Services
No new City water, sewer or access services will be needed for this project.

T sers\spansigdApaData\L ocal\Miji crosoft\Wirdows\Temporary Interriel Fikes\Content Outl ool TYEE43SASUF 09-055 Ravidon far parking and disphey areas in the parking fol a2 1303
to 1BZ1 N Carson 5t apns 02-097-03 04 and 06 {2).doc
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TRANSPORTATION

4, Intersection sight distance (a clear vision triangle) will be
maintained at each corner created by the intersection of two (2)
streets, or the intersection of a driveway with a street. When
designing a new project, the engineer will ensure that no
embankments, hills, buildings, fences, walls, signs, foliage, or
other visua| obstructions encroach higher than three feet (3'), or
lower than eight feet (8') into the clear vision triangle as measured
from the top of curb, or as measured from the edge of pavement
where no curb exists. if there are sight distance restrictions, the
engineer will mitigate these restrictions by reconfiguring the
roadway geometrics, moving the proposed intersection location,
or eliminating the obstruction. The owner will also provide for
protection of the clear vision triangle from future obstacles by
creating corner sasements or dedicating additional corner right-of-
way. The clear vision triangle area is defined in Table 12.2.

5. Objects narrower than four inchas (4") in diameter, such as sign
posts, are exempt from the clear vision area requirements. Where
there are existing topographical features, buildings, or other fixed
objects that cannot be removed to meet the minimum intersection
sight distance requirements shown in Table 12.2, the City may
allow the minimum stopping sight distance requirements shown in
Table 12.3 to control as an absolute minimurmn provided thers are
no other intersection locations where greater sight distance can
be obtained.

CARSON CITY DEVELOPMENT STANDARDS Div. 12 {5)
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CARSON CiTY
PLANNING DIVISIN:*

Engineering Division
Planning Commission Report
File Number SUP 09-055 Revision

TO: Planning Commission

FROM Rory Hogen, E.L

DATE: August 20, 2013 MEETING DATE: August 28, 2013
SUBJECT TITLE:

Action to consider the revision of SUP 08-055 to change parking areas and display areas at
1803 through 1821 N. Carson St.

RECOMMENDATION:
The Engineering Division has no preference or objection to the special use request.
DISCUSSION:

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 GCCMC
18.02.080, Conditional Uses.

CCMC 18.02.080 (2a) - Adequate Plans
The plans are adequate for this review with the following conditions;
1) Please show directional arrows with the change in direction next to the street
frontage. This is in front of A to Zen,
2) The driveway just north of Carson Coffee must have both a one way do not enter sign
and an arrow and do not enter painted on the pavement.
3) The 12 foot wide access between the new display area number 2 and the pole and
bollards in front of A to Zen must be maintained as a minimum.
4) Itis recommended that the northwest corner of display area 3 be cut off at a 45
degree angle to allow some sight distance for cars exiting the parking space just to
the north.

CCMC 18.02.080 (5a) - Master Plan
The request is not in conflict with any Engineering Master Plans for streets or storm
drainage,

Ci\Users\spansky\AppData\Local\Microsofti Windows\ Temporary Internet Files\Content, Outlook\TVEEARSASUP 09-055
Revision for parking and display areas in the parking lot at 1803 to 1821 N Carson St apus 02-091-03 04 and 06 {2).doc




SUP 09-05$ Revision for parking and display arcas at 1803-1821 N Carson St, August 20, 2013

CCMC 18.02.080 (5c¢) - Traffic/Pedestrians

The request is not in conflict with pedestrian or traffic movernents. This request is being
made to improve traffic and pedestrian access.

CCMC 18.02.080 (5d) - Public Services

No new City water, sewer or access services will be needed for this project.

C:\Us«s\sp:mky\App[hm\[Mthiaomﬂ\Windows\Tempm Interned Files\Comtens. Outloolh T VEEAESHEUPR 05-055 Ravision for parking and disphey arens in Uve purkiag lot 42 1803
te 1821 N Carson §t apas 02-091-C3 04 and £6 (2).dov
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Susan Dorr Pansky

From: Oave Ruben

Sent: Tuesday, September 24, 2013 £:05 PM

To: . Susan Dorr Pansky

Cc: Kevin Gattis; Vann Clegg

Subject: RE: Evergreen Geng - Mercantile Aisle ‘Widths

Susan, '

My comrments regarding aisle width are from the Fire Code, section 1014.4.1, which require Group M

occupancies, The comments were specifically for within the parking iot display area.

You asked about the bustriess inspection we conducted at 1811 N, Carson Street in August. Carson City FD conducted an
annual life safety inspection of all businesses in the Carson City Shopping Cerrter in August of 2013. We conducted a life
safety inspection of 1811 N, Carson on 8-12-13. At the time of the inspection | verbally informed Gene Munnings that
because of the pending actions of the Carson City Planning Department issuing him an Qrder to Comply with his special
use permit, that we would only be inspecting the interior of his store. Carson City FD felt that it would be confusing to
Mr. Munnings to inspect and possibly order corrective action on iterns that overlapped an area that was already under
review and legal action by another City department. |informed Mr., Munnings that we would come hackto look at the
outdoor area once the problems surrounding his special use permit were resalved. | did speak to him about a CMU
block “gate” area he constructed on the sidewalk just north of his store. The “gate” had decreased the walkway to
about 30”. } told him that the SUP required 48” and he needed to make the opering wider in the “gate®.

In my comments to you dated 8-20-13, | recornmended that no merchandise be allowed in the wallways or exit
waths. The walkways under the storefront roof overhangs were designed as part of the building and are part of the
means of egress system. The applicant wishes ta medify the building design and use the walkway area for merchandise
storage and display. The building was designed with open access to the public way directly into the parking fot. The
parking lot display area directly in front of 1811 N. Carson limits the egress from the store fronts by adding additiqna%
trave! distance to the public way for anyone exiting those stores. Since the exit travel distance is increased, my
that no merchandise or displays are allowed in the walkways or exit paths since we can expect 2
higher than designed number of occuparts in the means of egress. I the parking lot display area was removed, display
areas on the walkway could be considered.

Please let me knaw if you have any other guestions.

Dave Ruben

Captain — Fire Prevention
Carson City Fire Department
777 S. Stawart Street
Carson City, NV 89701

Direct 775-283-7153
Main 775-887-2210
FAX 775-887-2208




CARSON CITY PLANNING COMMISSION
Minutes of the September 25, 2013 Meeting
Page 1 DRAFT

A regular meeting of the Carson City Planning Commission was scheduled for 5:00 p.n. on Wednesday,
September 25, 2013 in the Community Center Sierra Room, 851 East William Street, Carson City, Nevada,

PRESENT: Chairperson George Wendell
Vice Chairperson Paul Esswein
Commissioner Malkiat Dhami
Commissioner Walt Owens
Commissioner Mark Sattler

STAFF: Leg Plemel, Community Development Department Director
Susan Dorr Pansky, Planning Manager
Joseph Ward, Senior Deputy District Attorney
Kathleen King, Deputy Clerk / Recording Scerctary

NOTE: A recording of these proceedings, the commission’s agenda materials, and any written
comments or documentation provided to the recording secretary, during the meeting, are part of the public
record. These materials are available for review, in the Clerk’s Office, during regular business hours.

A.  CALL TO ORDER, DETERMINATION OF A QUORUM, AND PLEDGE OF
ALLEGIANCE (5:00:11) - Chairperson Wendell called the meeting to order at 5:00 p.m. Roll was called;
a quorum was present. Commissioners Kimbrough and Steele were absent. At Chairperson Wendell’s
request, Viee Chairperson Esswein led the pledge of allegiance.

B. PUBLIC COMMENTS (5:01:17) - Chairperson Wendel! entertained public comment; however,
none was forthcoming.

C.  POSSIBLE ACTIONONAPPROVAL OF MINUTES - July 31,2013 (5:03:37) - Commissioner
Sattler moved to approve the minutes, as presented. Commissioner Owens seconded the motion. Motion
carried 5-0.

D. MODIFICATION OF AGENDA (5:04:17) - Chairperson Wendell entertained modifications (o
the agenda; however, none were forthcoming,

E. DISCLOSURES (5:04:30) - Chairperson Wendell entertained disclosures of the commissioners.
Vice Chairperson Esswein advised that his wife is an associate of, and that he has a social relationship with,
Attorney Michael Suglia and that he would recuse himself from participating in discussion and action of
item G-1. Commissioner Sattler disclosed that his wife is an employee of the Greenhouse Garden Center.
in response to a question, Mr. Ward advised that Commissioner Sattler would not personally benelil [rom
participating in discussion and action of item G-1, and did not see any reason for Commissioner Sattler to
recuse himself, Inresponse to a further question, he expressed the opinion that Vice Chairperson Esswein’s
recusal was appropriate.

F. CONSENT AGENDA (5:06:17) - None.

G. PUBLIC HEARING MATTERS

G-1. SUP-09-055(A) POSSIBLE ACTION TO CONSIDER A REQUEST TO AMEND A
PREVIOUSLY APPROVED SPECIAL USE PERMIT FROM ROB LAUDER (PROPERTY
OWNERS: BERNARD / BERNARD, CUCCARO, LLC AND WILLIAMF. AND D. HORNE, ET
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AL.) FORPERMANENT OUTDOOR DISPLAY OF MERCHANDISE, ON PROPERTY ZONED
RETAIL COMMERCIAL (RC), LOCATED AT 1803, -05, -07, -09, -11, -15, -17, -19, AND .21
NORTH CARSON STREET, APNs 002-091-03, -04, AND ~06 (5:07:47) - Vice Chairperson Esswein
stepped from the dais and took a seat in the meeting room. Chairperson Wendell introduced this item, and
Ms. Dorr Pansky reviewed the September 25, 2013 memorandum which was distributed 1o the
comuissioners and stafl prior to the start of the meeting, She reviewed the agenda materials in conjunction
with displayed slides, noting staff’s recommendation of approval with the conditions outlined in the staff
report. She responded to corresponding questions of clarification.

Chairperson Wendell invited Lhe applicant or his representative to the podium. (5:30:59) Robert Lauder,
of RL Engineering, introduced himself for the record. He acknowledged having reviewed the conditions
of approval and of having been made aware of staff’s recommendation of approval. He expressed
disagreement “with certain of the recommendations.™ In response to a previous question, he advised of one
space available for lease at the subject shopping center. In conjunction with displayed photographs, he
reviewed the “old layout.” He discussed objections to conditions of approval 10, 9, and 8, and responded
to corresponding questions of clarification. Discussion followed.

Chairperson Wendell invited the applicant’s representative to the podium. (5:51:22) Attorney Mike Suglia
advised that he had been retained by Applicant Gene Munnings. In conjunction with displayed slides, he
discussed the benefits of Evergreen Gene’s store to the community and Mr. Munnings’ community
involvement. Mr. Suglia acknowledged “an expansion of the prior permit;” that “it should have come
before the commission.” He explained, “it wasn’t done out of arrogance or out of defiance. It was done
out of fear; fear that there’d be so many conditions imposed, conditions that cost a business, conditions that
would hurt the business.” Mr. Suglia expressed apology and assured the commission “with approvat of this
application, it will stay strictly within the guidelines; whatever this commission recommends.” He further
clarified objections to conditions of approval 10, 9, and 8. He expressed agreement with staff’s
recommendation of approval, noting that the proposed amendment “meets all the requircments of the
master plan, It’s good for Carson City.” He requested the commission’s approval of the proposed
amendment, and responded to corresponding questions of clarification.

Inresponse to a comment, Mr. Sugliareferred o page 6 of the staff report and reiterated apology, on behalf
of Mr. Munnings, for the encroachment. He advised of having been informed by Mr. Munnings that, in
2009, “one of the commmissioners wanted him to have a grease trap even though he doesn’t water the plants
so the water runs on the ground, He puts them in trays so the water doesn’t 1un on the ground. He also has
a license from the State of Nevada to operate a nursery. And so, it was more out of fear. 1t was not out of
defiance or trying to get away with something. Te’s right out in the open.” In response to a further
question, Mr. Suglia noted the condition of approval requiring review of the proposed amendment in one
year. At Chairperson Wendell’s request, Mr. Suglia summarized his comments relative to disagreement
with conditions of approval 10, 9, and 8.

Chairperson Wendell entertained public comment, (6:14:53) Chester Parks, owner of Nevada Gun
Exchange, expressed the opinion that Mr. Munnings “does do what he feels like and he expanded so much
that he’s hurt most of the parking in there.” He discussed issues associated with insufficient parking,
expressed support for Mr, Munnings’ business, and the preference that he would “move those plants back
a little bit and give us all some room and a little more parking. He says he’s got seven parking spaces tied
up. He’s got ten. Ie’s got a truck and a trailer and a car, plus his seven spots so that doesn’t leave much
for anybody.”
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(6:16:31) Debbie Dean described the location of hier residence “roughly a block behind [Mr. Munnings’]
business.” She adviscd that she walks to the Grocery Outlet to do her shopping, and estimated she is
“through that area af least five times a week.” She expressed the opinion that “[Mr, Munnings] is the best
thing that has happened there since 1998 when [she] moved in.” She described the care Mr. Munnings
takes of his store and its surroundings, and expressed appreciation for his business.

(6:18:10) Donald Shiffer advised that he assists Mr. Parks at Nevada Gun Exchange. He acknowledged
opposition to the proposed amendment, and discussed concerns associated with parking lot ingress and
€gress.

(6:20:23) Carley Hornberger expressed support for Mr. Munnings’ business in consideration of the current
cconomy. She expressed appreciation for Mr. Munnings’ customer service.

(6:22:05) Nolan Prater, a “friend and customer of the Nevada Gun Exchange,” referred to a photograph at
page 15 of the lute material and discussed vehicles parked in the parking lot. He further discussed concerns
associated with insulficient visibility at the entrance / exit to the parking lot, He discussed additional
concerns associated with temporary signage blocking the entrance to the parking lot.

(6:25:06) Pamela Bass advised of having {frequently visited Mr. Munnings® store “as long as he’s been
there.”” She expressed appreciation for the business, and advised of never having had a problem with
parking or oncoming traffic.

{6:26:18) Mary Randall expressed support for Mr. Munnings’ store, and advised of never having “had a
problem.”

(6:27:53) DeeDee Foremaster advised that she is “a disability specialist,” and has “one of the grants that
provides disability information for this City.” She further advised of having been “in [Mr. Munnings’]
place of business and, when you’re a person with a disability, the first thing youre very, very, very careful
about is to always stay away from the doors that are going to open. So if you are in an electric wheelchair,
you're going to basically stay away from the area where the doors are going to open. So you're going to
have a tendency to stay Lo the outside of the sidewalk to begin with. Thirty-six inches is a required
handicapped distance. Forty-eight inches is wonderful.” Ms. Foremaster advised of having seen “no
problem with accessibility.” She suggested requiring “an extra handicapped spot near that end of the
shopping cenler.” She expressed appreciation for the method by which Mr, Munnings has “beautified this
area in a dilapidated shopping center.” She reiterated the suggestion to require an additional handicapped
parking space near the gun shop. She displayed a photograph of “the garden next to [her] homeless center,”
and described (he irrigation system installed by Mr. Munnings at his own expense.

(6:37:57) Marcia Truesdale advised that she works next door ta the Do Drop In Center, and confirmed “the
improvement to the side yard in our business community.” She expressed appreciation for the “service that
[Mr. Munnings] has offered in this community, not just with his business and the plants but with the church
and with the Senior Follies. He is an active, supportive member in the chureh and in the community.” She
expressed appreciation for the “passion ... and the knowledge that [Mr. Munnings] has for his plants and
his materials.”

(6:40:02) Carson Shopping Center Manager Bill Horne expressed support for the proposed amerndment,
and thanked Community Development Department staff. He expressed agreement with Mr. Suglia “and
what we're trying to do,” and apology for allowing deviation “from the original permit.”” He advised that
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his “goal, as a landlord, is to try [his] best in operating the center to promote the businesses and allow them
to be successful.” He expressed the belief that Mr, Munnings’ “encroachments were done to promote his
business.” He acknowledged “we were in the wrong. [He] allowed it to happen because [he] believed it
necessary for [Mr. Munnings] to survive.” He expressed unhappiness over “two tenants that are unhappy
with each other,” und the belief that the plan will address a lot of the concerns of Mr. Parks. He expressed
apology to Mr. Parks for “the way they have been treated.” He expressed the belief that Nevada Gun
Exchange “is very necessary,” and concern that “business has been down for them ..." He discussed
improvements (o the shopping center since the opening of Mr. Munnings’ business, and provided
background information on the prior condition of the shopping center. He acknowledged “a parking issue,”
and advised that it is in the process of being addressed with a new plan. In conjunction with displayed
slides, he discussed the proposed new parking and circulation plan.

In response to a question, Mr. Horne discussed steps taken to mitigate the issues beiween the tenants, In
response to 4 question, he advised of not having reviewed the conditions of approval. “... but I’ve listened
to the cormments on the .., conditions that the tenant is not happy with.,” He requested the commission’s
consideration to “adjust” conditions of approval 10, 9, and 8, as suggested by Mr, Lauder and Mr. Suglia.

Chairperson Wendell entertained additional questions of the commissioners. In response o a question, Mr,
Horne advised that Mr. Munnings has leased one unit. Commissioner Owens suggested that Mr. Munnings
has “created an outdoor business with a small indoor spot.” Mr. Horne acknowledged the accuracy of the
statement, but stated, “we are in a depression.” Commissioner Owens acknowledged the understanding
that “cverything is evolving and changing because of ... the position that we’re in as a community.” M.
Horne reiterated the desire to help ensure the success of his tenants. He further reiterated that “this
particular tenant brings beauty to the center, brings beauty to Carson City, could be a destination almost
.. He expressed the belief that “the plan is good for the center and is good for the City and it's good for
[Mr. Munnings].” Mr. Horne acknowledged that Mr. Munnings is also currently utilizing the unrented unit,
#1850,

Chairperson Wendell called again for public comment. (6:57:10) Sandra Davis advised of having
patronized the shopping center since approximately 2000. She advised of never having experienced any
problem with parking or pedestrians. She expressed support for Mr. Munnings’ business, and advised that
she patronizes his shop.

(6:58:28) At Chairperson Wendell’s request, Mr. Parks stepped to the podium. Mr. Parks acknowledged
having listened to the testimony provided during the meeting. Inresponse Lo a further question, he advised
he had not reviewed the conditions of approval or the proposed plans. He further advised that he has no
personal problem with Mr. Munnings. “He just seems to have grown out in the middle of everything and
we just can’t get any decent parking.” In response to a question, he advised that most of his questions had
been answered. He reiterated the concern over pedestrian safety,

Chairperson Wendell provided the applicant or any of his representatives the opportunity to provide
additional comment. At Chairperson Wendell’s request, Mr. Munnings identified himself from the
audience. (7:00:27) Rob Lauder acknowledged that Mr, Munnings’ business has “encroached on the
parking.” “The end result that we’re presenting actually increases the parking,” Inresponse to a comment,
Mr. Lauder disagreed with providing additional handicapped parking for Nevada Gun Exchange. He
explained that “in a normal design process of a parking lot, there are codified ratios of the minimum
number of handicapped spaces to the total spaces in the parking lot. Along with that, it’s also codified that
there be unloading zones. Almost by definition, when you add a parking space, you have to add an
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unloading zone and that basically takes a parking space away. So by adding handicapped parking, we will
decrease the available parking,”

Chairperson Wendell called again for public comment. (7:03:23) DeeDee Foremaster suggested
specifically designating parking for Nevada Gun Exchange.

At Chairperson Wendell’s request, William Home stepped to the podium. (7:04:22) Mr. Horne
acknowledged having heard Ms. Foremaster’s suggestion. Inresponse to a further question, he advised of
never having considered the suggestion. Ms. Do Pansky advised that staff would not support a condition
of approval for specifically designated parking. In response to a comment, Mr. Plemel acknowledged the
property manager and the tenants could work out the details. He reiterated that staff would not support
including the suggestion as a condition of approval. Mr. Home discussed difficulties associated with
designating parking places, specifically enforcement. (7:08:17) In response to a guestion, Mr. Parks
reiterated the need for additional parking. Commissioner Owens suggested addressing the issue of Mr.
Munnings parking his truck and trailer in one of the “prime [parking] spots.” Mr. Horne agreed to request
Mr. Munnings to park in a differen{ place, but clarified he would not pursue legal enforcement.

Chairperson Wendell called again for public comment. (7:10:20) Spencer Bass advised of having assisted
Mr. Munnings for “a few years.” He discussed difficulties associated with an appropriate parking place
for the truck and tratler. He advised that he has never experienced problems with parking or pedestrians,
and that the chain complained of by Mr. Parks is “never up during business hours,”

Chairperson Wendell called again for public comment and, when none was forthcoming, entertained
questions or comments of the commissioners. In reference to condition of approval 22, at page 4 of the
staff report, Ms. Dorr Pansky advised that a recommendation to revoke would be pertinent to the entire
special use permit. She acknowledged that Mr. Munnings would have the right to appeal any revocation
o the Board of Supervisors and, ultimately, to the District Court. Mr. Plemel advised that the
commission’s decision would be final, unless the applicant chooses to appeal, He reviewed the appeal
process for the record, and responded to additional questions of clarification,

In response to a question, Ms. Dorr Pansky advised that staff would agree with “the recommendation to
leave the corner as is but with a three-foot maximum height, not a 40-inch maximum height. All the other
conditions, staff would like to stand as is.” Mr. Plemel offered additional clarification. In response to a
question, Mr, Lauder advised that the display area is 40 square feet.

Chairperson Wendell entertained additional questions or comments of the commissioners. Mr. Plemel
acknowledged that the outdeor display would remain permanent, if approved by the commission. In
response io a question, Mr. Lauder expressed a preference fora approval of the proposed amendments, with
the previously stated conditions. He clarified he would “rather have approval with [staff”s] conditions than
no approval.”

Chairperson Wendell discussed concerns with regard to any sort of pedestrian impediment. Chairperson
Wendell entertained additional commissioner questions or comments and, when none were forthcoming,
a motion. In response to a question, Mr, Ward advised that Chairperson Wendell could offer a motion.
Chairperson Wendell moved to approve SUP-09-055(A), an amendment to a previously approved
special use permit from Reb Lauder (property owners: Bernard - Bernard - Cuecaro, LLC, and
William F. and D. Horne, et al.), for permanent outdoor display of merchandise, on property zoned
retail commercial, located at 1803, -05, -07, -09,-11,-15,-17, and -21 North Carson Street, APNs 002~
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091-03, -04, and -06, based on the findings and subject to the conditions of approval outlined in the
staff report. Commissioner Dhami seconded the motion. Motion failed 2-2.

In consideration of the tie vote and the reduced number of commissioners, Mr. Ward advised of the need
for three affirmative voles to pass the motion. He suggested considering the action as a denial or that the
chairperson entertain another motion. Following discussion with staff, Mr. Ward further suggested that
action could be deferred until such time as the full commission could be present.

Following discussion, Chairperson Wendell advised that he would offer another motion. Chairperson
Wendell moved to approve SUP-09-055(A), an amendment to a previously-approved special use
permit from Rob Lauder (property owners Bernard - Bernard - Cuccaro, LLC and William F, and
D. Horne, et al) for permanent outdoor display of merchandise, on property zoned retail
commercial, located at 1803, -05, -07, -09,-11, -15, -17, and -21 North Carson Street, APNs 002-0691-
03, -04, and -06, based on the findings and subject to the conditions of approval outlined in the staff
report. Commissioner Owens seconded the motion. Motion carried 3-1. Mr. Plemel repeated the
appeal process. Vice Chairperson Esswein returned to the dais,

G-2. POSSIBLE ACTION TO ADOPT RESOLUTION 2013-PC-2, COMMENDING
WILLIAM VANCE FORNINE YEARS® SERVICE ON THE PLANNING COMMISSION (7:33:25)
- Chairperson Wendell introduced this item, and Mr. Plemel reviewed the agenda materials. Chairperson
Wendell enlertained a motion. Commissioner Sattler moved to adopt Resolution No. 2013-PC-R-2, and
present the same to Mr. Vance at the next commission meeting. Commissioner Dhami seconded the
motion. Motion carried 5-0.

H. STAFF REPORTS

H-1. DIRECTOR’S REPORT TO THE PLANNING COMMISSION AND FUTURE
AGENDA ITEMS (7:35:18) - Mr. Plemel reported that the Board of Supervisors recently approved the
Planning Commission’s recommendation to adopt the revised commission bylaws. He further reported on
the status of the Planming Division fee ordinance. He advised of the possibility that the October
commission meeting would be cancelled.

H-2. COMMISSIONER REPORTS/COMMENTS (7:37:20) - Commissioner Dhami advised
he would be absent from the December commission meeting. Commissioner Sattler expressed appreciation
for the recent revision to the commission’s bylaws.

1. PUBLIC COMMENTS (7:37:58) - Chairperson Wendell entertained public comments; however,
none were forthcoming.

J. ACTION ON ADJOURNMENT (7:38:37) - Commissioner Sattler moved to adjourn the meeting
at 7:38 p.m. Vice Chairperson Esswein scconded the motion. Motion carried 5-0.

The Minutes of the September 25, 2013 Carson City Planning Commission meeting are so approved this
_____ day of November, 2013.

GEORGE D. WENDELL, Chair




CARSON CITY PLANNING COMMISSION
CASE RECORD

MEETING DATE: September 25, 2013 AGENDA ITEM NO.: G-1

APPLICANT(s) NAME: Rob Lauder FILE NO. SUP-09-055(A}"
PROPERTY OWNER(s): Bernard/Bernard, Cuccaro, LLC and William F. and D Horne et al

ASSESSOR PARCEL NO(s): 002-091-03, -04, and -06
ADDRESS: 1803, -05, -07, -09, -11, -15, <17, -19, and -21 N. Carson St.

APPLICANT'S REQUEST: For Possible Action: To consider a request to amend a previously approved
Special Use Permit for permanent outdoor display of merchandise on property zoned Retail Commercial (RC).

COMMISSIONERS PRESENT: [] KIMBROUGH [X] ESSWEIN {X] SATTLER

[X] DHAMI [1 STEELE [X] OWEN [X] WENDELL
STAFF REPORT PRESENTED BY: Susan Dorr Pansky [X] REPORT ATTACHED
STAFF RECOMMENDATION: {X] CONDITICNAL APPROVAL

APPLICANT REPRESENTED BY: Robh Lauder and Mike Suglia

X __APPLICANTIAGENT WAS

PRESENT AN SPOKE

APPLICANT/AGENT INDICATED THAT HE HAS READ THE STAFF REPORT, AGREES AND
UNDERSTANDS THE FINDINGS, RECOMMENDATIONS, AND CONDITIONS, AND AGREES TO
CONFORM TO THE REQUIREMENTS THEREOF.

9 _PERSONS SPOKE IN FAVOR OF THE PROPOSAL 3 _ PERSONS SPOKE IN OPPOSITION OF THE PROPOSAL

DISCUSSION, NOTES, COMMENTS FOR THE RECORD:

Rob Lauder-objections to conditions of approvat 8, 9, and 10.
Exceeding of standards for egress.
- Display allowed under eaves with original SUP. Think that 4 feet is adeguate for the pathways since it
was okay before.
- Fire conditions state “minimum egress” is 36 inches (not true)
- Would like to propose a 4 feot walk path around the display area #2 as an aliernative.
- Doesn't think that a vision triangle is necessary as proposed because it isn’t a solid obstruction with
plants in that area. Limit height to 42 inches? 36 inches?

Mike_Suglia

- The sidewalk is 6 feet with no display.

- This permit is about Gene and his interest.

- The center was underutilized hefore Gene.

- Display in front of store is important to Gene’s business, We would like 4 feet width between the under
eave display. With no under eave display it is 6 feet.

- Never had a problem with parking or cars compared to busy street at Walmart and people walking in.
Never had a problem with existing layout.

- Compliance checks




Satter- concerned about complaints investigated by the City
Dharmij- looks good in the picture

Public Comment

Chester Parks-owns Gun Exhange at 1819 N. Carson St. Only is issue is that Gene has expanded as he
pleases. Expansion of business hurts parking for shopping center. Not enough parking. Puts chair across his
display and he can't get through. Fenced in display prohibits others from using sidewalks. Opposed to
expansion.

Debbie Dean- Gene is the best thing that has happened since 1997. She frequents the center often. Has
sealed cracks in the parking lot on his own and keeps it clean. Blessed to have Gene in the area.

Don Shiffer- Assists Mr. Parks at the gun store. Hard {o navigate walkways as handicap and he himself has
siruggled walking through. Thinks 45 degree cutout is a good idea. Opposed to expansion.

Carly Hornburger- Support Mr. Munnings. Wants him to keep his area of greenery. He's only in front of his
own door and not hurting anyone,

Nolan Prater- Friend and customer of NV Gun. Truck in parking spaces taking up 2-3 spaces, Gene's minivan
is in & no parking area. Forly inches is not enough height for parking on the north side of #3. A-frame sign
blocks traffic visibility.

Pamela Bass-Goes to Evergreen Gene’s 3-4 times a week. Glad for bustling business. Never had a problem
with parking, oncoming traffic or finding space.

Mary Randall- Supports Gene. Loves his store, been in during busy times and never had a problem with
parking or stumbling around the store. Brought a lot of beauty to the shopping center.

Dee Dee Foremaster- from Rural Center for Independent Living. Disability specialist. Has a contract with the
City about disability. Thirty-six inches is a required handicap distance, 48 inches is wonderful, didn't see a
problem with accessibility. Suggests another handicap space on the north side of the parking lot since several
of the other people speaking had disabilities. Suggest that the outside parking spaces be for employees, not
the close spaces. Evergreen Gene’s has improved the appearance of the center.

Marsha Trusdell- Has gone to Gene’s on lunch break and hasn't had any problem parking. Thinks Gene is @
wonderful addition.

Bill Horne- Shopping center manager, supports the plan. Agrees with Gene’s attorney in what they are trying
to do. Believes Gene’s ancroachment was done to benefit his business and Gene sometimes does things
single mindedly and doesn't communicate with others. Gene has improved the center. Thinks the 25 fest for
the clear space is overkill.

Sandra Davis- Has shopped at the complex since 2000/2001 and has never seen a problem with parking or
pedestrians. Here to support Gene.

Rgb Lauder- The end result increases the parking. Disagree about adding a handicap space because if he
adds it he’ll have o add an unloading zone.

Dee Dee Foremaster- ldea that the parking could be specifically assigned to individual tenants.

Spencer Basg Has been helping Gene. Has tried to park the truck at Grocery Outlet but they wouldn't let
them. Not sure why there’s a problem with a chain across the sidewalk because it's not up during business
hours.

APPEAL PROCESS MENTIONED AS FART OF THE RECORD




MOTION WAS MADE TO APPROVE WITH THE FINDINGS AND CONDITIONS AS ENUMERATED ON THE
STAFF REPORT

1st
MOVED: Wendell SECOND: Dhami PASSED: 2/AYE 2/NO 1/ABSTAIN 2/ABSENT
Esswein
2nd
MOVED: Wendell SECOND: Owens PASSED: 3/AYE 1/iNO 1/ABSTAIN 2/ABSENT
Sattier



MICHAEL SUGLIA, LTD.
ATTORNEY AT LAW

1850 COLLEGE PARKWAY, SUITE 102-A
CARSON CI7TY, NY 88706-7983
PHONE (775) 882-5554 FAX (775) 883-6592 E-MAIL Sugha@SuglisLaw.com

September 25, 2013
HAND DELIVERED

Susan Dorr Pansky, Manager
Planning Division

108 E. Proctor Street

Carson City, NV 89701

Re:  Special Use Permit SUP-09-055(A)
Evergreen Gene's at 1811 N. Carson Street, Carson City, NV
Dear Ms. Pansky,
Enclosed please find seven more letters in support of the above referenced application.

Because these were not received in my office until 2:00 p.m. today, my office staff made the
individual copies for distribution to the Planning Commission members at the meeting.

Sincerely,
oo ol
Michael T. Suglia, Esq. '

MS:dk
w/ enclosures




TO WHOM IT MAY CONCERN:

RE: Evergreen Gene's, Inc.
1815 N. Carson St.
Carson, City, NV

I personally feel that Evergreen Gene's, Inc. is an asset to Carson
City & the community. Not only can we buy our gardening supplies
locally, we can also find unusual gift items and not have to make
that trip to Reno. I have to note that Evergreen Gene's is frequently
doing something for the community like fundraisers for the needy,
breast cancer awareness, supporting our local arts; always something
that will benefit (our) community. [ personally love doing business
with a locally own store that has the best interest of (our)
community af heart!

Thank you,

Betty Franklin
963 Topsy Lane Ste#306/375
Carson City, NV 89705

T was sorry to hear about the trouble between the two
businesses. I have shopped at Evergreen Gene's on many
occasions, and though the lot is always busy, I have never had
difficulty finding parking.

1 appreciate the variety of products that Evergreen Gene's
carries, as well as the quality of the plants in his nursery. Gene
and Rowena are always helpful and friendly, and I am glad
that they chose their current location to do business from.

Sincerely, Mark Sardari




Gene is a honest and hard working guy. We have known Gene for
many years and he does the yard chores that we are unable to do
anymore.

His shop is amazing. It has things there that are not available in
other stores in Carson. Small businesses like Genes should get
support from the community and government to stay in business.

I do hope those trying to hurt Gene business know he does many
good things for for many organizations.

Shame on them for trying to ruin his business.

MARILYN AND JOHN MCWHORTER

I 'would like to comment on Evergreen Gene's Nursery. 1 have been
shopping for my nursery products for the past several years and
appreciate the fact that Gene goes out of his way to find plants for
ne that no one else in the Carson Area carries. I also appreciate the
friendly service he and his wife provide their customers.

If the other occupants think he is overstepping his bounds, perhaps

those businesses need to find a new space. Obviously the owner of

the center does not think the nursery is a problem or it would notbe
allowed to use the space,

I look forward to many more years of purchasing Gene's nursery
products.

Sincerely,

Sharon Donaldson




1 could not be at the hearing today so am writing this on behalf of Gene and Rowena who own Evergreen
Genes. They are an asset to the community. 1 enjoy going into their business whenever I am in that end of
Carson. They both are hard working people. I love the outside plants and yard art they have. They have some
great things. Seeing their business from the sireet drew me in,
It would be aghamed if they are no longer there. They only use a few parking spaces for their plants and
things. And I for one love seeing the plants from ihe street.
When I come up to Evergreen Gene's I also visit some of the other businesses in the complex.
They do alot of great functions during the year and that draws people into the sﬁopping center. I have
nothing but high admiration for Gene and Rowena, they are great people.
Vicki Cramer

1222 South Deer Run Road
Carson City, NV 89701

23 September 2013

To Whom Tt May Concemn:

-

Thave been a loyal and frequent customer of Evergreen Gene's in three locations in Carson City since I moved
here from Michigan in 2005, Gene and his family offer many local products at a very fair price, as well as
giving excellent customer service. I really like the current location as they have lots of room to display the
products inside and outside. I love that the garden products are outside; it is like have a pretty fandscaped area
in the strip mall seiting. Something green to enjoy , even while just driving by!! I support this family in
theirstruggle to stay open at their current location, Thank-you.

Virginia DaSilva




testament from Daniclle Cook

The large, shared parking lot is frequently used for Charity Car Washes, which take up much more than 5 spaces.

Evergreen Gene's, Inc. is a great little shop that offers unique gift items, in addition to being a great place to find
seasonal, hearty plants that are

adapted to our climate and not just available in bulk and look pretty. If you need a gifi that has more personality
than a bathmat, you can't go wrong

here,

1 got my windchime made of flatware there (THAT I LOVE), and christmas stuff, and tea and chocolate. Picked
up some seed packets. It hosts

fairs and fund-raisers. I like that place.

Danielle Cook

I




RECEIVE}

CEIVED

SEP 19 2013
MICHAEL SUGLIA, LTD. —
ATTORNEY AT LAW PLANNRG e

1950 COLLEGE PARKWAY, SUITE 102-A
CARSON CITY, NV 89706-7983
PHONE (775) 682-5554 FAX (775) 883-8582 E-MAIL Suglie@SugiiaLaw.com

September 19, 2013
HAND DELIVERED

Susan Dorr Pansky, Manager
Planning Division

108 E. Proctor Street

Carson City, NV 85701

Re:  Special Use Permit SUP-09-055(A)
Evergreen Gene’s at 1811 N, Carson Street, Carson City, NV

Dear Ms. Pansky,

Attached are two emalls and a letter in support of the above referenced application. |
ask that this information be provided to the Planning Commission members at the meeting. |
appreciate your anticipated cooperation,

Sincerely,

YN LT S

/

Michael T. Suglia, Esq.

MS:dk
w/ enclosures




To whom it may concern:
In my opinion," Evergreen Gene's

place I enjoy visiting very much in Carson City,
business to be completely professional, supportive of the community, and of exemplary

character. This is the kind of warm, caring small business that any town could be proud of.
Yours Truly, Lacy J. Dalton

" is a wholesome, atiractive, and positive environment. It is a
and I find everyone involved in and around the




The owners of Evergreen Gene’s Inc. should be praised, not condemned, for creating such a
unique store and lovely nursery. They carry “Made In America” items, and the healthy plants
and flowers are like a personal garden to wander around in.

I know that the owners of this gift store and nursery are also community minded and help others
who are in need.

And I am very proud to say I shop here frequently.

Caroline Smith
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TO:
FROM:

DATE:

Carson City Planning Division
108 E. Proctor Street
Carson City, Nevada 89701
(775) 887-2480 - Hearing Impaired: 711
planning@carson.org
www,carson.org/planning

MEMORANDUM

Planning Commission Meeting of September 25, 2013
Planning Commission item G-1
Susan Dorr Pansky, Planning Manager

September 25, 2013

SUBJECT: SUP.039-055({A) - Carson Shopping Center Special Use Permit Amendment

LATE INFORMATION and STAFF REPORT CORRECTICN

Staff is issuing this Late Information and Staff Report Correction memo for SUP-09-055(A) to
provide the following information to the Commission:

1.

Three leiters in support of the proposed amendment received from Michael Suglia on
September 19, 2013. Please find the letters aitached to this memo.

Copies of the six complaints received regarding the expanded outdoor display area
on the subject property. These are the written complaints that are outlined in the
staff report and have been redacted to remove the complainants’ names and
personal information. Please find the complaints attached.

Staff received a phone call from Mr. Nick Galakatos, property owner of Evergreen
Plaza across the street from the subject property, on Seplember 24, 2013, stating
that he has no problem with the Special Use Permit as it is currently proposed, but
does not think the permit shouid be permanent because it is unknown what
businesses might occupy the center in the future and use the outdocor display areas.

Staff received photos of the Carson Shopping Center from Michael Suglia on
September 24, 2013 showing what the center leoked like before occupancy by
Evergreen Gene's and after. Please find the photos attached.

Staff received an exhibit from Rob Lauder on September 24, 2013 with an alternative
option to use some of the originally proposed Display Area #2 space for a four foot
wide dedicated pedestrian walkway area. Please find the exhibit attached.

Staff received follow up clarification from the Fire Depariment on September 24,
2013 regarding minimum mercantile aisle widths, the Fire Department's August
inspection of the property and the basis behind the Fire Depariment's
recommendation to limit display in the under eave pathways. Please find the email
from the Fire Department attached.




SUP-08-055(A) Carson Shopping Center
September 25, 2013
Page 2 of 2

7. Staff incorrectly did not list and strike out the following condition from the 2009
Special Use Permit to indicate that staff proposes to delete this condition as a part of
the new approval:

Frhe-Spesial-ss-Rarmitwill-be reviewed-by-the-Plarning Commissionio-five-years.
Theredroviowwil-beathe-Rlanpine-Copmicsienracetingtn-Jub-ei2094:]

Thank you for your consideration of these additional items.

Attachments




RECEIVED

SEP 19 2013
MICHAEL SUGLIA, LTD. i
ATTORNEY AT LAW ANNING T

1850 COLLEGE PARKWAY, SUITE 102-A
CARBON CITY, NV 89706-7983
PHONE (7'75) 882-8584 FAX (778) 883-8602 K-MAIL Sugha@SuglinLaw.cons

September 19, 2013
HAND DELIVERED

Susan Dorr Pansky, Manager
Planning Division

108 E. Proctor Street

Carson City, NV 89701

Re:  Special Use Permit SUP-09-055(A)
Evergreen Gene’s at 1811 N. Carson Street, Carson City, NV
Dear Ms, Pansky,
Attached are two emails and a letter in support of the above referenced application. |

ask that this information be provided to the Pianning Commission members at the meeting. |
appreciate your anticipated cooperation,

Sincerely, -
) = ¢ Q/
Michael T. Suglia, Esq. ()

MS:dik
w/ enclosures



To whom it may concert,

In my opinion," Evergreen Gene's” is a wholesome,attractive, and positive environment. It is a
place 1 enjoy visiting very much in Carson City, and I find everyone involved in and around the
business to be completely professional, supportive of the community, and of exemplary
character. This is the kind of warm, caring small business that any town could be proud of.
Yours Truly, Lacy J. Dalton




The owners of Bvergreen Gene’s Inc. should be praised, not condemned, for creating such a
unique store and lovely nursery. They carry “Made In America” items, and the healthy plants
and flowers are like a personal garden to wander around in.

I know that the owners of this gift store and nursery are also community minded and help others
who are in need.

And T am very proud to say I shop here frequently.

Caroline Smith
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CODE ENFORCEMENT — MISDEMEANOR COMPLAINT FORM
Carson City Code Enforcement Division

108 E. Proctor Street

Carson City, NV 88701

(775) 887-2599; Fax: (775) 887-2276; Hearin%‘;‘ (e nealet U

Email; codeenforcement@carson.orq '

SUBJECT PROPERTY IO C AT O St
Name or Business: w_ Phone (if available):

Address: 5

1§61 N @raris.) S Paeson @ly IV APN:
COMPLAINT: %3— e A Flawee Shop yhel JHas Exprvledk
(@L&—L }’\JJ-'.:I “*-r"-é’g 'P,a.,’l_/.':_-:h; L&D‘?"-———* /"'—ffﬁﬁﬁ "TZ-/L.(M S ﬂwﬁu
B % aluhe Pdosnsy — oy Ao f Sy M Daw o i
S0 ud Lo Theds (Oumnol et 3w elare :zfﬁﬂ’ Azt Sugpace.
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et £ Paies On toe £ Pude 1'4*“} T MHus el & ;L
‘Z}’-’ﬁﬁucad’-j'/ (;/u ﬁr'm‘i fQM‘,':- ’“Uf ﬁ"’j I 4‘4""\ YL /‘J'.ﬂ__c.a____&_'{;C/L u

WS IV

Have you contacted any other Garson City official or department regarding this complaint? [ Yes \mNo

If yes, what were the results?

By signing below, | acknowledge that Itis unlawful to report a misdemeanor vi‘olation knowing such report to be false, ant
that by doing s0 @ person is guilty of a misdﬂmeaf;g&ggggggﬁ to _Hevada Revised Statute (NRS) 207.280.
If a citation is issued as a result of this comp!aint;gl‘ ol ;y.r‘iulnp to testify in court against the alleged violalore
(4 Yes [ LNo il e ,

Date Closed:
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DE ENFORCEMENT - MISDEMEANOR COMPLAINT FORM
son City.Code Enforcement Division
108 ‘?mmt _
- Carson Clity NV 89701 ~ et i
-, (776) B87-2599; Fax: (775) 887-2278; Hearing Iighalfadifi T

eniorcementearson,orn

Ses $r- APN:

4 Nameléf:BGéir'iess: Ll L }‘J éﬂ,{& A/ @5@?{- Phone (if available):
Address: _ /& /< VARV

COMPLAINT; /8 (LD TH RIS So 1T 1S Lot s Pl

Eor Comtomens 70 Qer &) OTHEE. SToRES

TL 4 Q&@;{ L1 Q- HTS 1Ly \ ey
ﬂf 2074 D mg: [ DEZIA g,& RUACKED " ) ) /
FiRe EX7 o) Sevriy L TRLILD K] 6 PDEDC L5 .

Have you contacted any other Carson City official or department regarding this complaint? [ Yes ﬁ No
if yes, what were the results? : -

N

that by dolng s0 a person is guilty of a misdemea ‘ﬁ?ﬁppuaqﬂo Nevada Revised Statute (NRS) 207.280,

R .
| itacitation Is issued as a result of this oomplainmo’ﬂ;b’a'v‘vﬁlﬁng to testify in court agains

T ke T - O . A
- By signing below, | acknowledge that it is unlawfyl to report a misdemeanor violation knowing such report to be false. and

* Action Taken:

0

Date Closed:




OB AT :
(ODE FN;‘ORCEMENT MiSDEMEANOR COMPLAINT FORM

‘Carson City Code Enforcement Division

- 108 E Proctor Street

. y s _' - '.-'.'-' N,
Name or Business: _£ v £2&e4n " GEre’ ' Phone (if available):

Action Taken:

. Carson’ City, NV 89701
' ‘(775{183%2599 Fax. (776) 887-22?8’ Heaﬁpg ]mpalreti / 11
Email: codeel 3z g BARESL

Address: _7.0/5 AN CAHR30A 577 oo il §970 ) APN:

-

COMPLAINT: EVERGREL Girdg s ;5 N uurzsm~J THAT wild 7HE Buith wis
OuINBRy CONSENT MRS TRREH O9VEQ A7 LERST 15 PRRMNG _{Pﬁce,s AN
BLO"KE_ THE . ORekrg (_\)qy S FERC S Ad@secithiek B VLG DS P.G{Lsum_l, AR
Bty PEasons ARE ibRegy ﬂ) MO ENT R FHE PRPads Lo AT jiiE e il
._H_%-; ﬂuf) BY doimd S0 7 anf HAVE- REDUcd e PR » 4
Loy Qﬂ-_ﬂg-c;r\f fH'Ri mmﬁl Fogs HAVE Fp PR AeoAG 6 R b:ﬁ)’ﬁ'-lf'h—;_}wjl“[
_AgRud /’mﬂ“ds dﬁmrcw’ FESPLE AT rwdi Hied sk,

Have you contacted any other Carson City official or department regardmg this complaint? ] Yes %No
it yes what were me resuiis? g

N 2

~hs v

By mgnmg below l acknowiedge that tt is unlawful to
that by doang £0 3 person s guilty of a misdemeanor

oty :ﬂr'

£ ﬁmlsdemeanor vialation Knowing such igport to
;,:F\o Névada Revised Statute (NRS) 207.280.

Date Closed:




R '
f.'COD MEI{FORCEMENT MISDEMEANOR COMPLAiNT FORM
" Carson Cify'Code Enforcement Division

108 E: ;f’roggor Street
5 Carscgn City,; NV 89701

SUBJECT PROPERTY!LOCATION " Y :
Name or Business: CRARLO0M e /9:(_ DELD - Phone (if available):

Address: 804 aM. CaRsos) 8T ¢ nl/ £330 APN:

COMPLA]NT' 'f;’lff: Aud-f &R g);f CALSON pndit. h/f{’é}f AlSe O 1dS /éoif//\{ RN
SIZ A Munsgey 744r 485 B0 eugp Tile Eﬁa:mwm; P rRRT

HArpied ﬂét*p“k—« GEC AL ED [ Mavitlirs FHE l’ﬂd.«r,qq LoT 4N
MADDIT0sf THE OWNER (RS RLLOWED 7 e HARS By ' [RRE GJER
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0!&&?’&5&'}1« wIHCaL ik g Bl FOLKS ORG pﬁfﬁwaﬂ:&:/ GI 21 5(¢,

Have you contacted any other Carson City official or department regarding this complaint? [ Yes E{]\lo

if yes, what were the results?

that by domg $0 a person is guilty of a misdemeanor p : r;t‘fq Névada Revised Statute (NRS) 207.280.

By sigaing below, | acknowledge that itis unlawhul to rg ﬁr ta miedemesnor viglation knawing sih repart to be false, and
tia

S mvesugaun Jale,
i At TR Ty

Action Taken: _

Date Closed:
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,‘a oL Enl’oroement Division

Gmm NV 39701
(773 88?-2599; Fax: (775) 887—?278 Heanng lmpalred T

e . S, .
4 | Name or Business: __a/e a/E . : Phone (if available): ___ —

Address: -~ ENeRGgEEN (AonE APN: _ 1

COMPLAINT: _(* 9 37T VAR K 4 T’ TiHE  BEBUTY
SHo 75 (+ T 2y Mo i PovE ,  Taz=

CepRDEA St 7’—4/4;'_5’ A{f’ ey vw
_Pagk IG5 Pae o — -

Have &ou contacted any other Carson City official or department regarding this complaint? (JYes [ No
If yes, what were the results? '

'By stgnmg below, i acxnowiedge that it is unlawful to fepcrt a mlsdemeanor violation knowing such repor to be faise, and
that by doing so a person Is guilty of a mtsdemeanowursuam to Nevada Revised Statute (NRS) 207.2830.

If a citation s Issued as a result of this complaint wil yau be w:l!ing to testify in court against the alleged violator?
LA Vee - [N .

Date Closed:
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</ GORE EMENT - MISDEMEANOR COMPLAINT FORM
5"‘0&1'!0])1 o Enl'orcemenl Division

108 B
“Ecmew 89701 -
(775) §87-2599' ch (775) 887-2278 Heanng Jmpanrad 711

« | Name or Business: _ NpA/E ™ : Phone (if available):

Address: = - ENEREREEN) G APN: _

COMPLAINT: (’ BT PRk A1 THe (& Lan/

M2  OR  ThHE - STF BEs, MBKE 7o

HE  Hlsp Prris His /".4/4"3-’7—)?&6/(4

lal  THE A  FoRuls poG- LR 2,

Have you contacted any other Carson City official or department regarding this complaint? [} Yes  [®No
If yes, what were the results? .

AR

that by doing so a person Is guilty of a misdemeanor pursuant to Nevada Revised Statute (NRS) 207.280.
g Citation is a result of this complaint, will you be willing to testify in court against the alleged violator?

A‘::!iofi Taken:

By slgmng be!ow 1 acknow!edge that it Is unlawful to rep rt a mi-:d-;meano. viclation knowing such report (o be false, ang jl

Date Closed:
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Susan Dorr Pansky

From: Dave Ruben

Sent: Tuesday, September 24, 2013 6:05 PM

To: Susan Dorr Pansky

Ce: Kevin Gattis; Vann Clegg

Subject: RE: Evergreen Gene - Mercantile Aisle Widths
Susan,

My comments regarding aiste width are from the Fire Code, section 1014.4.1, which requires 36” aisles in Group M
occupancies, The comments were spacifically for within the parking lot display area.

You asked about the business inspection we conducted at 1811 N. Carson Street in August. Carson City FD conducted an
annual life safety inspection of all businesses in the Carson City Shopping Center in August of 2013, We conducted a life
safety inspection of 1811 N, Carson on 8-12-13. At the time of the inspection | verbally informed Gene Munnings that
because of the pending actions of the Carson City Planning Department issuing himi an Order to Comply with his special
use peemil, that we would only be inspecting the interior of his store. Carson City FD felt that it would be confusing to
Mr, Munnings to inspect and possibly order corrective action on items that overlapped an area that was already under
review and legal action by annther City department. informed Mr. Munnings that we would come back to look at the
cutdoor area once the problems surrounding his special use permit were resolved. | did speak to him about a CMU
block “gate” area hes constructad on the sidewalk just north of his store. The “gate” had decreased the walkway to
about 30" 1 told him that the SUP required 48” and he needed to make the opening wider in the “gate”.

In oy comments to you dated 8-20-13, { recommended that no merchandise be allowed in the walkways or exit

paths. The walkways under the storefront root overhangs were designed as part of the building and are part of the
means of egress system. The applicant wishes to medify the building desigh and use the walkway area for merchandise
storage and display. The bullding was designed with apen access to the public way directly into the parking lot. The
parking lot display area directly in front of 1811 N. Carson lirnits the egress fram the store fronts by adding additional
travel distance to the public way for anyone exiting those stores. Since the exit travel distance is increased, my
recorumendation is that no merchandise or displays are allowed in the walloways or exit paths since we can expect a
higher than designed number of occupants in the means of egress. If the parking lot display area was removed, display
areas on the walkway could be considered.

Please let me know if you have any other guestions,

Dave Ruben

Captain — Fire Prevention
Carsen City Fire Department
777 S. Stewart Street
Carson City, NV 89702

Direct 775-283-7153
Main 775-887-2210
FAX 775-887-2209




From: Susan Darr Pansky

Sent: Tuesday, September 24, 2013 2:54 PM

To: Dave Ruben

Subject: Evergreen Gene - Mercantile Alsle Widths

Hi Dave - can you tell me what the minimum aisle width is for mercantile operations {what you were referencing in the
comments for Evergreen Gene)? Was it your intention for this to apply to the walkways under the overhang as well if
the Commission approves them to stay?

Susan Dorr Pansky

Planning Manager

Carson City Community Developrnent, Planning Division
108 E. Proctor Street

Carson City, NV 85701

Phone: 775.283.7076

Fax: 775.887.2278

spansky@carson.org

www.carson.org/planning




STAFF REPORT FOR PLANNING COMMISS{ON MEETING OF SEPTEMBER 25, 2013

FILE NO: SUP-09-055(A) AGENDA ITEM: G-1
STAFF AUTHCR: Susan Dorr Pansky, Planning Manager

REQUEST: Amend a previcusly approved Special Use Permit for permanent outdoor display of
merchandise on propery zoned Retail Commercial (RC).

APPLICANT: Rob Lauder/RL Engineering

OWNER: Bernard-Bernard-Cuccaro LLC and William F. and D. Horne et. al.

i OCATION: 1803, -05,-07, -09, -11, -15, -17 and -21 North Carson Street

APN: 002-091-03, -04 and -08

RECOMMENDED MOTION: ‘| move lo approve SUP-08-055(A), an_amendment to a
previously approved Special Use Permit from Rob Lauder (property owners: Bernard-Bernard-
Cuccaro LLC and William F. and D. Horne et. al.) for permanent cutdoor display of merchandise

on property zoned Retail Commercial, located at 1803, -05, -07, -09, -11, -15, -17 and -21 North
Carson Street. APNs 002-091-03, -04 and 06 bhased on the findings and subject o the

conditions of approval outlined in the staff report.”
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Planning Commission — September 25, 2013
SUP-09-055(A) Outdoor Sales and Display Area
Page 2 of 12

RECOMMENDED CONDITIONS OF APPROVAL:

The following conditions include previously approved conditions of approval for SUP-03-055 as
well as new and/or revised conditions associated with the amendment request. Bold,
underlined text is added, [strisker] text is deleted. The original conditions of approval that
remain a part of this recommendation are not necessarily in the same order as in the original
staff report or Notice of Decision, and change in order is not identified with bold, underlined and
stricken text.

The following shail be completed prior to commencement of the use:

1.

The applicant must sign and return the Notice of Decision for conditions of approval
within 10 days of receipt of notification. If the Notice of Decision is not signed and
returned within 10 days, the item may be rescheduled for the next Planning Commission
meeting for further consideration.

The applicant shall meet all of 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

t artment] Division 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 nuil and void.

The applicant shall obtain a building permit from the Carson City Building [and-Safety
Bepartment] Division for any proposed construction. Coniact the Building [Department]
Division for approximate fees, design criteria, number of plans to submit and general
assistance in the City's Building Permit process.

If the merchandise being displayed is either a windmill or photovoltaic panel connected
for the production of electricity, and is connected to electrical utilization equipment, then
an electrical permit will be required, since this is not an item exempted from the permit
process. {CCMC 15.05.010 Section 105.2)

if the merchandise being displayed is a solar panel used fo provide either conditioned air
or heated water for human cansumption, then a plumbing permit will be required, since
this is not an item exempted from the permii procvess. (CCMC 15.05.010 Section 105.2)

The following shall be incorporated into the proposed development plan:

8.

All development shall be substantially in accordance with the development plans
approved with this application, except as otherwise modified by these conditions of
approval.

All on and off-site improvements, including lighting and electrical improvements,
shall conform to City standards and requirements.

Display Area No. 2 shall be limited to maintain 25 foot drive aisles on the west and
the north sides of the display area. If the display from Display Area No. 3 is
relocated to Display Area No. 2, the relocated display area shall be subject to the
same minimum drive aisle requirements as that of Display Area No. 2 and shall be
limited to the three spaces adjacent to Display Area No. 2 as shown on the site

plan.




10.

11.

12.

13.

14,

15.

Planning Commission — September 25, 2013
SUP-09-055(A) Outdoor Sales and Display Area
Page 3 of 12

Display Area No. 3 shall be cut off at a 45 degree angle on the northwest corner a
distance of 20 feet from the eastern edge of the display area to ensure that a
vehicle parking in the space directly north will have visibility when backing out.

The under eave display areas shall be limited to those areas that do not have
adjacent parking lot display areas.

The outside of Display Areas 2 and 3 shall be designated a “fire lane - no parking”
area. It may be marked with signage per the International Fire Code or, at a
minimum, a red slnge at least six inches wide with the words “Fire Lane - No
Parking” painted in_a contrasting color on the stripe shall be painted on the
pavement outlining the outer edqge of the display areas. The wordage shall be at a
minimum of every 10 feet,

All curb stops shall be removed from the display areas. For display areas subject
to relocation per the site plan, curb stops shall be replaced in areas not being
used for display, and removed in new display areas where applicable.

Outside display areas shall comply with the International Fire Code aisle
requirements for mercantile occupancies.

Show a directionai arrow with the change in direction next to the street frontage in
front of Buiiding 2.

The driveway just north of Building 3 must have both a one way do not enter sign
and an arrow and do not enter painted on the pavement,

The foilowing shall be submitted with any Building Permit application:

16.

The applicant shall submit a copy of the Notice of Decision and conditions of appraval,
signed by the applicant and owner, with any Building Permit application.

The following conditions are applicabie throughout the life of the project:

17.

18.

19.

20.

The permanent outdoor display and sales areas are strictly limited to the areas shown

on the submitted site plan(s}, [ir-front-of-the-buildings-and-the-parking-islands-and-two

parking—spacesd and_as modified by these conditions of approval. Within the
approved display areas, the business or property owners [raust] shall regulate and

decide which buginesses will utilize which display areas.

Trash and debris generated at the areas of the outdoor display and sales areas must be
collected by the businesses and placed in an appropriate trash container on the site,

Advertising of product or services is limited to the promotion of an existing permanently
licensed primary business activity within the addresses which are included in this review.

Display areas cannot impede, restrict or block any aisle, doorway, pathway or pedestrian
access from the parking lot or street, or to or from buildings for either customers or
employees.
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Parking in_any area designated no parking area by either signage or striping is
prohibited.

The amended Special Use Permit shall be subject to a one year review by the
Planning Commission to ensure compliance with the conditions of approval by
both the owners and the owners’ tenants. The one year review will take place at
the September 2014 Planning Commission meeting. Failure to comply with the
amended Special Use Permit conditions of approval at any time during the one
year period prior to review may result in immediate citation and recommendation
from staff to revoke the Special Use Permit at the next Planning Commission

meeting.

LEGAL REQUIREMENTS: CCMC 18.02.050 (Review), 18.02.080 (Special Use Permits);

18.02.1
Lises)

15.8 (Outdoor Sales and Activities); 18.04.130.3 (Retail Commercial District Conditional

MASTER PLAN DESIGNATION: Community/Regional Commercial

ZONING DISTRICT: Retail Commercial (RC)

KEY ISSUES: Will the proposed expansion of the existing permanent outdoor displays be
consistent with the standards of the Carson City Municipal Code? Is the location appropriate for
expanded outdoor display areas?

SURROUNDING ZONING AND LAND USE INFORMATION:
NORTH: Retail Commercial/Retail
SOUTH: Retail Commercial/Office

EAST:
WEST:

Multi-Family Apartment/Apartments
Retait Commercial/Retail

ENVIRONMENTAL INFORMATION:

¢ FLOOD ZONE: Zone B

» SLOPE/DRAINAGE: Flat

o EARTHQUAKE: Zone |, beyond 500 feet

SITE DEVELOPMENT INFORMATION:

¢ PARCEL AREA: Three lots combined for a total of 1.66 acres

« EXISTING LAND USE: Retail and Commercial Uses

s STRUCTURES: No proposed changes {o existing structures

o APPROVED PARKING: 47 spaces, two used by previously appraved permanent cutdoor
display area for a total of 45 usable spaces for parking purposes

s PARKING PROPOSED: 48 spaces with parking lot reconfiguration and restriping to
accommodate additional proposed outdoor display area, including two handicap parking
spaces

o VARIANCES REQUESTED: None

SITE HISTORY:
» A Special Use Permit for permanent outdoor display areas was approved on July 29, 2008.
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BACKGROUND:

On July 29, 2009, the Planning Commission conditionally approved Special Use Permit SUP-
09-055 to allow the permanent outdoor display of merchandise on property commonty known as
the Carson Shopping Center. This permit provides tenants with the ability to display
merchandise outside the limits of their stores in an effort to encourage customer inierest from
vehicles passing the property on North Carson Street. The total display area approved was
2,030 square feet including the utilizaticn of two parking spaces, which tock the total parking
space count from 47 spaces o 45 spaces. The Special Use Permit includes 13 conditions of
approval that are outlined in the Notice of Decision signed by the property owners on August 12,
2008. The Notice of Decision and approved site plan are included with this staff report as
Exhibit “A”.

On or about July 3, 2013, Code Enforcement staff received a written complaint that Evergreen
Gene’s garden shop had taken up “more than 30% of the parking” at the Carson Shopping
Center. The specific complaint is stated below:

“This is a flower shop that has expanded ouf into the parking lot. Has taken up more
than 30% of the parking. In the ways he has done this Carson fire trucks cannot get in
where there are supposed to. | have gone to other stores in the center and cannot find
parking in the center. Ie has also had craft fairs on weekends and it has made it
difficult to find parking and | am sure he did not have any permits to do this. Alsc there
is a covered walk way in the front of the stores and he has it blocked off where the
customers of the stores have o walk out into the parking lot {o get around his store,
He has lighting up for his plants at dusk and they have nof been instalfed correctly — ail
extension cords. From what | have been told, he has or had a permit to take up four
spaces, and he keeps expanding.”

In response 1o this complaint, staff visited the site to verify the reported conditions and reviewed
the approved Special Use Permit for compliance. Stadf determined that outdoor display areas
being utilized by Evergreen Gene's did not comply with the approved Special Use Permit, and
issuad g letter on July 12, 2013 to Mr. Gene Munnings ordering the reduction of the outdoor
display areas to those allowed in the Special Use Permit. The photos taken during the site visit
are included in this staff report as Exhibit “B” and the July 12, 2013 letter issued by staff is
included as Exhibit “C".

Subsequent written complaints were received by Code Enforcement staff between July 15, 2013
and August 14, 2013 as follows:

"Usurped parking so it is impossible for customers to get in other stores. Temporary
lights illegally used permanently. Building sidewalk blocked. Fire exit on south of
building blocked.”

“Evergreen Genes is a nursery that with the building owners consent has taken over at
teast 13 parking spaces and blocked the bregzeway so that wheeichair bound persons
and blind persons are forced to navigate the parking lot at their own peril. Alsc by
doing so they have reduced the parking iot capacity so that many folks have to park a
longer distance away again putting handicap people at further risk.”

"The owner of Carson Mail Depot also owns 1815 N. Carson St. A nursery ihat has
blocked the breezeway so that handicap peopie are forced to navigate the parking fot.
In addition the owner has allowed the nursery to take over multiple parking spaces,
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again forcing handicap persons fo park great distances from other stores. The owner
also does not provide any access for handicap people to get from the parking fot to the
breezeway. Wheelchair and blind folk are definitely at risk.”

“Can'’t park at the gun shop or the stores, markel. He also parks his cars and frucks in
the no parking areas.”

“Can’t park at the beauty shop to get my hair done. Garden shop takes up way oo
much parking space.”

In total, six wriften complaints have been received by Code Enforcement staff,

On July 18, 2013, the Community Development Director (Director) received a letter from Mr.
Rob Lauder, PE of RL Engineering on behalf of his client, Mr. Munnings, proposing resclutions
to the various Special Use Permit violations, which included submitting a new Special Use
Permit Application by August 15, 2013, This letter is attached to the staff report as Exhibit "D".

On July 22, 2013, the Director responded via email to Mr. Lauder's letter stating that the outdoor
displays cannot continue outside the areas originally approved by the Special Use Permit
pending submittal of a new application due to complaints received, and directed Mr. Lauder to
have his client remove the materials outside the approved display areas, as well as correct any
building and fire code violations. This ematt is attached to the staff report as Exhibit *E".

On July 24, 2013, the Director received an email from Mr. Munnings explaining the reason why
his product piacement exceeds the display areas approved with the Special Use Permit,
addressing the code violation complaints and requesting that his product be allowed to remain
pending a new permit being heard by the Planning Commission because he was allowed to
leave his product in place pending Special Use Permit approval during the original permit
process four years ago. This emall is attached to the staff report as Exhibit “F".

On July 30, 3013, the Planning Division received a leiter from Mr. Michael Suglia, Esq. stating
that he was retained to represent Mr. Munnings regarding the Special Use Permit. Mr. Suglia
requested time to review the previously approved Special Use Permit and present a mutually
agreeable resolution by the week of August 19, 2013. This letter is attached to the staff report
as Exhibit “G".

On August 7, 2013, staff issued a Notice of Violation/Final Order to Comply to the property
owners subject to SUP-09-055, ordering compliance with the approved Special Use Permit by
August 19, 2013 or a citation would be issued. This Notice acknowledged the letter submitted
by Mr. Lauder, the email submitted by Mr. Munnings and the letter submitted by Mr. Suglia; and
stated that allowing the outdoor display areas to remain out of compliance until the permit may
be modified is not an acceptable option, as the unauthorized expansion is causing harm to other
businesses and patrons within the Carson Shopping Center. This Notice is attached to the staff
report as Exhibit “H”.

On August 15, 2013, a revised Special Use Permit application was submitted by Mr. Lauder on
behalf of the applicant. This application including a revised site plan is included as Exhibit 1",

On August 18, 2013, staff was directed by the City Manager not fo issue a citation for non-
compliance pending the amended Special Use Permit application being heard by the Planning
Commission on September 25, 2013. Staff concurred that this approach is consistent with how
similar situations invelving Special Use Permits have been handled in the past.
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DISCUSSION:

Per Carson City Municipal Code (CCMC), Section 18.04.130.3, Conditional Uses in a Retail
Commercial zaning district, Permanent Outdoor Sales are allowed as a conditional use subject
to the provisions of Section 18.02.115.8 (Outdoor Sales and Activities).

The applicant is requesting to amend SUP-09-055 to expand the currently approved outdoor
display area at the Carson Shopping Center from approximately 2,030 square feet including two
parking spaces to approximately 3,798 square feet including eight parking spaces to
accommodate the nursery operation of Evergreen Gene's as well as provide outdoor display
areas for the other tenants in the Carson Shopping Center.

The outdoor display area proposed consists of three display areas in the parking lot as shown
on the revised site plan, and multiple display areas under the eaves of the pedestrian walkways.
The display areas are broken down as follows:

Description Size
Display Area No. 1 302 sf
Display Area No. 2 767 sf
Display Area No. 3 2,275 sf
Under Eave Display Area 454 sf
Total 3,798 sf

Approval of this request will accommodate outdoor display areas that have already been
expanded beyond the limits of the previously approved Special Use Permit, particularly Display
Areas No. 2 and 3. Based on Cade Enfoercement staff's site visit, the display areas have been
expanded to include a total of nine parking spaces, bringing the total current parking spaces to
38. Staff is unable to determine precisely when the expansion of these display areas occurred.

The requested Special Use Permil amendment includes the addition of outdoor lighting in
Display Area No. 3 and the restriping of the exisling parking lot to accommodate the display
area expansion. The applicant proposes to completely restripe the parking lot accomplish the
following:

+« Replace the additional parking spaces lost with the expansion and bring the number of
spaces to 48, which is three more that what is approved under the current Special Use
Permit. This will be achieved by reconfiguring the parking spaces within standard design
requirements and adding parking on the north side of the parking lot,

+ Move parking spaces away from Qutdoor Display Area No. 3 to provide better vehicle and
pedestrian circulation and provide adequate space for fire truck access.

*» Provide two handicap parking spaces with an unloading zone between them. Handicap
spaces do not currently exist anywhere on the site.

» Provide better directional striping and signage in the parking for the parking lot.

The applicant recognizes that the tenant space to the north of Evergreen Gene's is currently
vacant and has proposed that, in the event the space is rented, a portion of the outdoor display
area in Display Area No. 3 be relocated fo be adjacent to Display Area No. 2, as discussed in
the Parking Space Notes on the revised site plan.
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Staff notes that the proposed parking lot revisions meet minimum design requirements. This
shopping center has been in existence since the late 1950s and doesn't meet current retail
parking requirements, and is not required to because the retail commercial use of the property is
preexisting. Staff has determined that the proposed revisions to the parking lot are acceptable
to restore parking to the 45 spaces allowed under the original Special Use Permit, to improve
private and emergency vehicle and pedestrian access in the parking lot, {o provide handicap
parking and to provide better vehicle circulation through striping and directional signage.

Due 1o the fact that the proposed expansion of the permanent outdoor display areas is a more
intense use and has a greater impact than what is permitted in the Retail Commercial zoning
district, staff believes that additional restrictions beyond the minimum code requirements are
appropriate to address vehicie and pedestrian safety, future permit compliance and tenani
visibility in the Carson Shopping Center. With that said, staff makes the following
recommendations with regard {o the proposed Special Use Permit amendment:

« Display Area No, 1: No change proposed,

» Display Area No. 2: Limit display area to maintain 25 foot drive aisles on the west and the
north sides of the display area, consistent with the narrowest width proposed between the
parking spaces and Display Area No. 3, to ensure thal adequate vehicle and pedestrian
access may be achieved with minimal conflict between the two. The proposed minimum
width of 12 feet on the west side and 16 feet on the north side is not adequate to
accommodate the combination of vehicles navigating for parking and customers navigating
around the display area to view products. This limit will also ensure that visibility into the
cenfer from Carson Street is not further impaired. The visibility space between Carson
Coffee and A to Zen is atready limited and a smaller display area will help other tenants of
the center maintain their visibility.

o Display Area No. 3: Cut the display area off at a 45 degree angle on the northwest corner a
distance of 20 feet from the eastern edge of the display area to ensure that a vehicle parking
in the space directly north will have visibility when backing out.

« Under Eave Display Areas: Limit under save displays to those areas that do not have an
adjacent parking lot display areas to ensure that pedestrian access between the parking ot
display areas and the building is maintained,

e Relocatable Display Area from No. 3 to No. 2; If relocated, this display area would be
subject to the same minimum drive aisle requirements as that of Display Area No. 2, and
would be limited to the three spaces adjacent to Display Area No. 2 as shown on the revised
site plan to ensure that some parking will continue to exist on the north side of Building 2.

s The amended Special Use Permit shall be subject to a one year review by the Planning
Commission to ensure compliance with the conditions of approval by both the owners and
the owners' tenants. The one year review will take place at the September 2014 Planning
Commission meeting. Failure to comply with the amended Special Use Permit conditions of
approval at any time during the one year period prior to review may result in immediate
citation and recommendation from staff to revoke the Special Use Permit at the next
Planning Commission meeting. This proposed condition will help to ensure that compliance
with the Special Use Permit conditions will be maintained in the future.
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Staff's proposed changes {o the display areas are further depicted on the site plan attached to
this staff report as Exhibit "J”.

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 with the
recommended conditions of approval. It is recommended that the PFlanning Commission
approve the amended Special Use Permit application with the conditions outlined by staff.

In the event that the Planning Commission determines the required findings cannot be met for
the amended Special Use Permit, the Planning Commission may deny the requested
amendment. Denial of the amendment request would allow the Special Use Permit to continue
as it is currently approved with existing conditions of approval, and the applicant would be
required to reduce all outdoor display areas to those outlined in Exhibit “A” within a reasonable
timeframe not to exceed 30 days following the Planning Commission meeting. An alternate
motion for denial has been included at the end of this staff report.

PUBLIC COMMENTS:

Public notices were mailed on September 8, 2013 to 174 adjacent property owners within 300
feet of the subject site pursuant to the provisions of NRS and CCMC. As ¢of the date this report
was completed, the following comments have been received by the Pianning Division:

+ Mr. Chester Parks, owner of Nevada Gun Exchange and Mr. Nowland Parker, customer of
Nevada Gun Exchange came to the Planning Division offices and provided the comments
below:

o Evergreen Gene's takes up seven spaces for the outdoor display, plus two or three
spaces in the parking lot for a flatbed truck and unlicensed trailer plus a car that
consistently parks in the no parking area of the parking lot,

o There is not enough parking for customers because Evergreen Gene's is taking up
spaces with display area and with permanent parking for commercial vehicles
associated with the business.

There is a sandwich board for Evergreen Gene’s right at the entrance of the parking

lot that blocks visibility for cars trying to enter Carson Street. This board remains in

this location constantly and is not taken down during non-business hours.

o  Why is the display area permitted in front of an unrented tenant space?

o People cannot walk down the covered overhang walkway due to Evergreen Gene's
outdoor displays narrowing and/or blocking the walkway. Especially difficult for
handicap people (Gun Exchange owner is functionally blind and has handicap
customers).

o Walkway near display area is sometimes wet and could be unsafe and water pools in
the parking lot near the nursery display area. Why is a nursery allowed on paved
areas?

o Product displays expand beyond designated display areas on a regular basis.

)

Any comments that are received after this report is complete 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:
The following comments were received from various city departments. Recommendations have
heen incorporated into the recommended cenditions of approval, where applicable.
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Building Division Comments:

The current tenant at the subject location has created possible life/safety hazards since opening
the business by placing items in the required exit paths/walkways beyond what was approved
and adding on {o the existing electrical system without the required permits and inspection. |
would recommend that no display or sales items be allowed in the exit paths/walkways and no
cord and plugged display lighting be allowed.

Engineering Division Comments:

1, Please show directional arrows with the change in direction next to the street frontage.
This is in front of A to Zen.

2. The driveway just north of Carson Coffee must have both a one way do not enter sign
and an arrow and do not enter painted on the pavement.

3. The 12 foot wide access between the new display area number 2 and the pole and
bollards in front of A to Zen must be maintained as a minimum,

4. It is recommended that the northwest cormner of display area 3 be cut off at a 45 degree
angle to allow some sight distance for cars exiting the parking space just to the north.

Fire Department Comments:

1. The current tenant has created possible life safety and exiting hazards by the display of
merchandise on the walkways in front of the store and the parking lot beyond what was
approved by the original SUP. We recommend that no merchandise or display items be
allowed in the exit paths or walkways.

2. The outside of display areas 2 and 3 shall be designated a "fire lane-no parking” area, it
may be marked with signage per the IFC or, at a minimum, a red stripe ai least six
inches wide with the words “Fire Lane-No Parking” painted in a contrasting color on the
stripe shall be painted on the pavement outlining the outer edge of the display area. The
wordage shall be at a minimum every 10 fest.

£y Remove all curb stops in the display areas.

4. Outside display areas shall comply with the International Fire Code aisle requirements
for mercantile occupancies.

Public Works, Environmental Control Comments:

No comments.

FINDINGS: Staff recommends approval of the Special Use Permit based on the findings
outlined below, pursuant to CCMC 18.02.080 (Special Use Permiis), subject to the
recommended conditions of approval.

1. The use will be consistent with the objectives of the Master Plan elements.
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The proposed expansion of the cutdoor display area is consistent with the following
applicable goals of the Master Plan in accordance with the seven findings (in bold)
required for approval of a Special Use Permit:

Goal 1.2 - Promote Infill and Redevelopment in Targeted Areas
Goal 2.1 - Provide Opportunities for a Range of Retail Services

The expanded outdoor display areas will provide existing tenants of the Carson
Shopping Center with additional means fo market their product and to drive business fo
the center through visibility of product from passing vehicles on Carson Street.

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 proposed expansion of the outdoor dispfay areas will not be detrimental to the use,
peaceful enjoyment, economic value, or development of surrounding properties or the
general neighborhood if approved with staff's recommended conditions of approvai that
fimit the display areas and further improve vehicle circulation, pedestrian walkability and
safety throughout the center. The sxpansion is not anlicipated to cause noise,
vibrations, fumes, odors, dust, glare or unusual physical activity not associated with
normal retail commercial operations.

The project will have little or no defrimental effect on vehicular or pedestrian
traffic.

With the amended site plan and conditions of approval recommended by staff, the
propased cutdoor display area expansion wifl have little detrimental effect on vehicular or
pedestrian traffic in the Carson Shopping Center as the parking lot will be reconfigured to
better accommodate pedestrian and vehicle circulation, and to provide additional parking
for the center.

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.

Businesses are established at this location, with no enlargement of the existing buildings
or uses other than the expanded outdoor display areas proposed. No additional public
services will be used as a result of the proposed ouidoor display area expansion.

The project meets the definition and specific standards set forth eisewhere in this
Title 18 for such particular use and meets the purpose statement of that district.

A permanent outdoor display area is a conditional use in the Retaif Commercial zoning
district.  Uporn approval of the amended Special Use Permit with the recommended
conditions of approval, the proposed project will be in conformance with the
requirements of the Carson City Municipal Code.
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6. The project will not be detrimental to the public health, safety, convenience and
welfare.

The proposed expansion will not be detrimental to the public health, safety, convenience
and welfare provided that the amended Special Use Permit is approved with the
proposed site plan amendments and conditions of approval recommended by staff
because the changes and conditions proposed will ensure that pedestrians and vehicles
will have adequate room to navigate the parking fot and walkway areas. The
reconfigured parking lot will help to maintain a higher level of heaith, safety, convenience
and welfare through the addition of standard and handicap parking spaces and clearer
directional signage and striping for vehicles.

7. The project will not result in material damage or prejudice to other property in the
vicinity.

The expanded outdoor display areas at the Carson Shopping Center is not anticipated to
result in material damage or prejudice to cother property in the vicinity. The existing
businesses are permitted uses in the Retail Commercial zoning district and the outdoor
display areas will generally only affect tenants within the center.

ALTERNATIVE MOTION FOR DENIAL: *I move to deny SUP-09-055(A), an amendment to
a previously approved Special Use Permit from Rob Lauder (property owners: Bernard-
Bernard-Cuccaro LLC and William F. and D. Horne et. al.) for permanent outdoor display
of merchandise on property zoned Retail Commercial, located at 1803, -05, -07, -09, -11, -
15, -17 and -21 North Carson Street, APNs 002-091-03, -04 and 06 based on the inability to

make the required findings as noted in the staff report.”

ALTERNATIVE FINDINGS FOR DENIAL: If the Planning Commission votes {o deny the
application based upon the inability to meet all of the findings as required by Carson City
Municipal Code (CCMC) Sections 18.02.080 (Special Use Permits), staff recommends the
following findings for denial.

1. The proposed amended Special Use Permit will have detrimental effect on vehicular or
pedestrian traffic because adequate space for vehicles and pedesirians fo navigate the
parking lot and outdoor display areas simultaneously does not exist.

2. The proposed amended Special Use Permit will be detrimental to the public health,
safety and welfare as it reduces size of a parking lot that is already underparked by
current code requirements, and impairs both vehicle/pedestrian capabliities in the
parking lot and on the covered walkways.

Attachments:
Exhibit “A” — SUP-09-055 Notice of Decision and Approved Site Plan
Exhibit “B" — Site Photos
Exhibit "C" — July 12, 2013 Compliance Letter from Staff
Exhibit "D" — July 18, 2013 Letter from Rob Laudar, Consuitant for Evergreen Gene's/Carson Shopping Center
Exhibit “E” — July 22, 2013 Email from Lee Plemel, Community Develcpment Director
Exhibit “F” - July 24, 2013 Email from Gene Munnings, Owner of Evergreen Gene's
Exhibit "G” — July 30, 2013 Letter from Michael Suglia, Attorney for Gene Munnings
Exhibit "H” — August 7, 2013 Notice of Violation/Final Order to Comiply
Exhibit " — SUP-09-055(A) Revised Special Use Permit Application and Reduced Revised Site Plan
Exhibit “J" ~ Staff Recommended Site Plan Revisions
City Commenis
Full Size Revised Site Plan (Continuation of Exhibit 1)
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NOTICE OF DECISION

A request to review a Special Use Permit, SUP-09-055, was received from, Rob
Lauder of RL Engineering (property owner: Bemard-Barnard-Cuccaro, LLC,
William F. and D. Horne et al) for a permanent outdoor display of merchandise,
on property zoned Retail Commercial (RC), located at 1803,1805, 1807, 1809,
1811, 1815, 1817, 1819, and 1821 N. Carson Street, APN(s) 002-091-03, -04,
and -06, pursuant to the requirements of the Carson City Municipat Code.

The Planning Commission conducted a public hearing on July 29, 2009, in
conformance with City and State legal requiremnents, and approved SUP-09-055
for a permanent outdoor display of merchandise, based on the findings contained
in the staff report and subject to the following conditions of approvai:

CONDITIONS OF APPROVAL.

The foliowing 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 substantiaily 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
reguirements.

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.

PLANNING DIVISION e 2621 Northgate Lane, Suite 62 @ Carson City, Nevada 89706
Phone: (775) 887-2180  Pax: (775) 8872278 B-mail: plandiv@ci.carson-city.nv.us
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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, ane 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:

e The permanent outdoor display and sales area is strictly limited to the
areas shown on the submitted site plan; in front of the buildings and the
parking islands and two parking spaces. Within the approved display
areas, the business or property owners must regulate and decide which
businesses will utilize which display areas.

8. Trash and debris generated at the areas of the outdoor display and sales
must be collected by the businesses 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 addresses which
are included in this review.

10.  Display cannot impede, restrict or block any aisle, doorway, pathway or
pedestrian access from parking lot or street or to or from huildings for
gither customers or employees.

11.  If the merchandise being displayed is either a windmill or photovoltaic
panel connected for the production of electricity, and is connected to
electrical utilization equipment, then an electrical permit will be required,
since this is not an itern exempted from the permit process, (CCMC
15.05.010 Section 105.2)

12.  If the merchandise being display is a solar panel used to provide either
conditioned air or heated water for human consumption, then a plumbing
permit will be required, since this is not an item exempted from the permit
process. (CCMC 15.06.010 Section 105.2)
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13. __The Special Use Permit will be reviewed by the Planning Commission
in five years. The next review will be at the Planning Commission
meeting in July of 2014.

This decision was made on a vote of 6 ayes, 0 nays, and 1 absent.

Jeginifer Prfijt, AICP, LEED AP
ncipal Planner

JP:jmb
Mailed by: _ RIYLT By: /) 10,2009
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PLEASE SIGN AND RETURN THIS NOTICE OF DECISION WITHIN
TEN DAYS OF RECEIPT

This is to acknowledge that | have read and will comply with the Conditions of
Approval as approved by the Carson City Planning Commission.

Nl L s B -/2-04

OWNER/APPLICANT SIGNATURE DATE

u)fbtlka p %QA)FL

PLEASE PRINT YOUR NAME HERE

RETURN TO:

Planning Division
2621 Northgate Lane, Suite 62, Carson City, NV 89708

Enclosures: 1. Planning Commission Notice of Decision (2 copies)-Please sign
and return only one. The secand one is for your records.

2. Self-addressed stamped envelope
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Carson City Planning Division
108 E. Proctor Street
Carson City, Nevada 89701
(775) 887-2180 ~ Hearing impaired: 711
planning@carson.org
www.carson.org/planning

July 12, 2013

Gene Munnings
Evergreen Gene's
1818 N Carson St
Carson City, NV 83706

Re: SUP-09-055
Permanent Outdoor Display and Sales
1815 N. Carson St.

Dear Mr. Munnings:

I am contacting you regarding a violation of the terms of approval of the Special Use Permit,
SUP-09-0585, for cuidoor display and sales at your location at 1815 N. Carson Street. A copy of
the signad notice of decision and a portion of the site plan showing allowed areas of display are
attached to this letter for your review. Under the conditions of approval only certain areas of
the property at 1803, 1805, 1807, 1809, 1811, 1815, 1817, 1819 and 1821 N. Carson Sireet are
allowed to be used for the outside display and sales. Those areas were shown clearly on the
site plan submitted with the request to allow the permanent display and sales. The conditions of
approval also stated that the businesses within the complex would regulate among themseives
who would uiilize what areas for display and sales.

We have received a complaint regarding the encroachment of your outdoor display and sales at
1815 N. Carson 8t into areas not authorized by the Special Use Permit. In addition, display
areas are not allowed to impede, restrict or block any aisle, doorway, pathway or pedestrian
access from the parking lot or street or to or from buildings for either customers or empioyees.
Electrical extension cords across pathways are also a hazard and are not allowed. Exterior light
fixtures require review by the Planning Division. Lighting of exterior areas must be done with
proper procedures, including submission of a building permit for review of proper wiring and
fixtures.

You must restrict your outdoor display areas fo those shown on the attached site plan, and
remove displays that encroach into areas in which it is not allowed. All hazards and
impediments to access for pedestrians, customers or employees and parking must aiso be
removed. All temporary electrical cords, wiring and fixtures must be removed until properly
permitted. You must be in compliance with the restrictions of the original Special Use Permit
within seven days, by July 19, 2013. The compliance officer will be at your site following that
date to verify the site is acceptable.

As was stated in the original Special Use Permit, compliance with the conditions of approval is
required and is a condition of approval of the permit. This permit is scheduled to be reviewed in
July of 2014, However, if this situation is not resolved satisfactorily within seven days, by July
19, 2013, this permit may be scheduled for review and possible revocation by the Planning
Commission.
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Please confact this office at 887-2180 if you have any questions or need additional information.

Sincerely,

Fdithe (ﬁrmzf
Kathe Green
Assistant Planner

c: Kevin McCoy, Code Enforcement Officer
l.ee Plemel, Cirector, Planning Division
Susan Dorr Pansky, Planning Manager
Kevin Gattis, Chief Building Officlal

Bernard-Berard-Cuccaro LLC
c/o MDB Properties

1805 N Carson St

Carson City, NV 85701-1218

Horme, WmF & D Yz etal
clo MDB Properties

1805 N Carson St

Carson City, NV 89701-1218



RL Engineering

Civil and Structural Design
675 Fairview Drive #223, Carson City, NV £9701
(775)884-3203 Fax (775)884-3263

July 18,2013

Mr. Lee Plemel, Director
Carson City Planning Division
108 E. Proctor Street

Carson City, NV 89701

Re: Evergreen Gene's, 1815 N, Carson St.
Dear Mr. Plemel:

T was contacted by Mr. Munnings on July 15, 2013 in regard to the letter he received from your office dated July
12, 2013. Gene indicated that he wanted to file a revised special use permit application to enable him to use the
parking spaces in front of his shop for display of plants and other products for sale consistent with his business. I
told him I would be happy to help him, but T am overburdened with prior work commitments at this time. |
presently have over 20 projects in various sizes and stages from beginning design through construction
management. The nearest deadline to submit an application is July 18, which I simply cannot meet, even if I had
no other copmmitments.

Mr. Munnings is interested in the following resolutions to the issues raised in the letter from the city:

1. Encroachment into non-authorized areas; Submit a new application with revision of display areas, and
also revision of parking space layout to maintain or increase the original permitted space count of 45.

2. Lighting: Submit plans to the building department for electrical improvements to allow lighting the
display area in front of his store in a manner consistent with current building and electrical codes as
adopted by Carson City.

3. Access blockage: Move racks, hoses, cords, merchandise, etc. as necessary to maintain minimum fravel
paths for all users of the shopping center.

On behalf of my client I would like to propose the following scheduie:
1. Submit a new special use permit application by August 15.
2. Submit new lighting plans for permit by Angust 15.
3. Remove blockages to access immediately.
We would appreciate your approval of this proposal at your earliest opportunity. [f you have any questions or

require additional information please contact me at your convenience at {775)884-3205 or rob.Jander@rl-
engr.com.

Sincerely, 2 )

Aste V-

Robert F. Lauder, P.LE,
RL. Engineering

C: Gene Munnings

EXHBIT "D




From: Lee Plemel

Sent: Monday, July 22, 2013 5:29 PM
To: 'rob.jauder@ri-engr.com’

Cc: Kevin McCoy; Kevin Gattis
Subject: RE: Evergreen Gene's

Rob,

I reviewed the letter regarding Mr. Munnings' proposed resolutions to the complaints submitted
regarding outside displays at 1815 N. Carson Street. Following is my response on behalf of the
Planning Division:

1. We cannot allow the outdoor displays to continue outside and beyond the areas originally
approved by the Special Use Permit pending resolution through the submittal of a new Special
Use Permit. The earliest we could take an application {o the Planning Commission would be
September 25 if an application were submittad by August 15. ©ne of the complainis specifically
relates 1o excessive outdoor display in parking spaces where it was not approved. The materials
need to be removed from areas not approved for outdoor display in the Special Use Permis.

2. My understanding is that a permit is needed for the electrical to the lighting, as you indicate
in your letter. Any existing lighting must be removed immediately pending approval of a building
permit. The Building Division cannot allow a code violation ta continue pending approval of a
permit, Such permit may anly be for areas approved for cutdoor display in the Special Use
Fermit, pending approval of any additional areas in a new Special Use Parmit.

3. While the proposed resolution to move racks, cords, ete., from pedestrian travel paths is
rertainly necessary, 1 would note that it is not merely adequate to move such things if they
remain in violation of numbers 1 or 2 above. ltems in violation must be removed entiraly,

I understand Mr. Munnings was given seven days, initially, to correct the violations, With the
clarifications noted above, pleass have Mr. Munnings correct any building or fire code violations
{lighting and electrical) immediately, and remove any outdoor display items from guiside areas
approved by the Special Use Permit by Wednesday, July 31, 2013. | will have Code Compliance
Officer Kevin McCay inform Mr. Munnings, as well. You can work directly with Kevin regarding
the timing of bringing things into compiiance.

Regards,
Lee

Lee Plemel, AICP, Director

Carson City Cornmunity Development Departmert
108 E. Proctor $t., Carson City, NV 88701
775-283-7075

Iplemel@carson.org

www.carson.org/planning
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From: rob.iauder@rl-engr.com [mailtorob.lauder@rl-engr.com]
Sent: Monday, July 22, 2013 3:16 PM

To: Lee Plemel

Subject: Evergreen Gene's

Lee,
I was curious when we should expect a response to my letter of last week.

P’ve been playing with the parking lot layout and found that even accounting for the
space Gene is using for display, re-striping would provide a total of at least 50 spaces (§
more than al present), and possibly we could shoe-hora in 2-3 more, but I'm not anxious
to do that, The present arrangement has drive aisles much wider than the minimum, and
some of the spaces are wider than minimum, which is why more spaces is possible,
Robert F, Lauder, P.E.

RL Engineering

675 Fairview Drive #223

Carson City, NV 89701

(775)884-3205




From: Yahoo Help!! [mailto:evergreengenei@att.net]
Sent: Wednesday, July 24, 2013 9:15 PM

To: Lee Plemel

Subject: Evergreen Gene's Permit

My name is Gene Munnings and [ am the owner of Evergreen Gene's at 1311 North
Carson Street. We currently have a special use permit for an outdoor display. When that
was done we had no idea as to whal was aclually needed for the plant area. Since then the
main areas that were on the norh side edge are useless since there is no sun and even most
shade plants donot thrive there. For the past 3 years we have used the area in [ront of our
store and in front of 1815, We have had to make adjustments as the thefi rate was over
$2000.00 a month so we build small fencing and have gates that are closed al night to
prevent people from coming onto the site after hours and theft has dropped to about
$£100.00 a month on average and most of that is from the temporary area in front [or
annuals and vegetables. QOur sales from this area in front of the store amount to 60% of
our total sales from May to present. To take this away now would esseentially put our
stare out of business since the small sales from inside would not support even the paying
of utilities not to mention the rent. We are catching up on our back rent of $12,000.00
thal we still owe. We have no place (o move the plants to and the tables, ele. Since we are
submitting another permit application to keep at least 45 parking spaces but Mr, Lauder
has a drawing that has 50 spaces leaving the current display area as is which is working
for our ability to survive. The State Department of Agriculture in Licensing our Nursery
had us do what ever we could to sterilize the hlack top which we did by a lot of cleaning
and coating the surface. The other area in the corner we were able to do this by a mulch
covering which we decided not o do in the rest of the area due to the problems that the
mulch has but its working fine where it is at. We grow all of our shrubs except roses and
30% of all the perennials right on the site. That is why we were classified as a nursery not
a garden center since we grow mostof what we sell, T take good care of the area by
sweeping the area inside and around it daily which sometimes fills a trash bag from all
the trash that blows in there. Once a week T blow out the area to get it completely clean
better that the sweeping alone can do. No one else in the entire center does the amount of
cleaning 1 do to maintain the area in and around the display arcas. Since there is no using
and the abandoning of the far 2 parcking spaces in front of the thrift store which are only
used for parking their display use is being transferred to the current area infront of my
store, These 2 along with another space that was added in repainting the parking spaces in
front would mean 3 of the 7 spaces in front of my store are already available for parking
in front of the thrift store. Thetemprary display area next to the trift store on the north
side {this is used from Mid may 10 Mid August only) is being emptied out of plants and
will be vacated within 2 weeks. This allows another parking space to be available. The
other issue of Blectrical which was installed over 4 yearsago and meets code will be
adjusted to amake the existing Christmas lights that are used from 8pm to 10pm daily up
to code. The only time we have any extension cords on the ground was during the Breast
cancer fundraiser on July 6th an extension cord was run along the outside edge to the
front of 1805 for the bands use for their equipment. No one from the public should have
had these in their way. As for hoses of which ther is 1 in front and one in front of our
store, they are used at the end of the day for daily watering. T have been there past 10 pm
watering Wal mart. Lowes and Home Depot water at anytime and 1 should not have any
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more restrictons on watering than they do, but I always water late in the day to avoid
people having to go through the hoses. In conclusion I am asking that the current display
area be allowed to remain as is pending the new permit application bei ng submiited and
going before the planning commission.. No additional areas will be used and the area in
front north will be vacated by August 10th so that everything will be condensed down to
the existing display area. I was allowed to leave the plants in the outdoor area 4 years ago
while the permit was being processed and I should be allowed to do likewise now as to
do otherwise would essentially place my business out of business since that is 60% of our
sales and the existing plants and tables have no place to go that they can be cared for and
are safe from thefl. Ifyou have any questions please call me at 530-0946. Thank you,
Gene Munnings
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I RECEIVED
| JUL 3@ 2013
¥4,

MICHAEL SUGLIA, LTD. N
ATTORNEY AT LAW PLANNRG S

1950 COLLEGE PARKWAY, SUITE 102-A
CARSON CITY, NV §9706-7083
PHONE (775) 882-5554 FAX (775) 883~-6582 E-MAIL Suglin@Sughal.aw.com

July 30, 2013

HAND DELIVERED

Lee Plemel, Director
Planning Division

108 E. Proctor Street
Carson City, NV 89701

Kathe Green, Assistant Planner
Planning Division

108 E. Proctor Street

Carson City, NV 89701

Kevin McCoy, Compliance Officer
Code Enforcement

108 E. Proctor Street

Carson City, NV 89701

Re: Gene Munnings
Evergreen Gene’s at 1811 N, Carson Street, Carson City, NV

Dear Mr. Plemel, Ms, Green and Mr. McCoy,

I write to inform you that | represent Gene Munnings, owner of Evergreen Gene's at
1811 N. Carson Street In Carson City, regarding his Special Use Permit. | was retained by Mr.
Munnings on the afternoon of July 30, 2013. While we might all agree that retaining me earlier
would have been prudent, it took Mr. Munnings a little time to locate me, since | do not
advertise, and then 1 needed time to schedule an appointment with him.

I understand that Mr. Munnings is affected by Planning Department decisions that
directly impact his ability to earn a living and to operate a Carson City small business, Mr,
Munnings is certainly entitled to competent representation on such serious matters and | ask
for the necessary time to fully comprehend the City’s concerns and the legal issues involved and

EXHIBIT Y g"




2 ] Evergreen Gene's

to review the prior Special Use Permits. | will do my best to present a mutually agreeable
resolution to the issues by the week August 19, 2013.

Please contact me at your earliest convenience to let me know if you will agree to this
brief extension of time.

Michael T. Suglia, Esq.

MS:dk
cc: Client




Carson Clty Planning Divislen

108 E Proctor 8t
Carson City, Nevada 88701
{778) 887-2180
WwWw.carson.orq
WWW. Or in
NOTICE OF VIOLATION
FINAL ORDER TO COMPLY

August 7, 2013
Mr. Donald Bernard Via Cerlified and Regular Mali
Betnard-Bernard-Cuccaro, LLC Certified: 7011 2070 0000 0887 2382
and
Mr. William Horne
Horne, WM F&D Yz et. al,
¢/0 MDB Properties

1805 N. Careon St.
Carson City, NV 86701

Re: SUP-D9-05%
Permanent Outdoor Display and Sales
1815 N Carson Si.

Dear Mr. Bernard and Mr. Home:

This letter is final correspondence regarding the violation of SUP-08-055, a Special Use Permit
allowing permanent outdoor display and sales at 1803, 1805, 1807, 1808, 1811, 1815, 1817,
1819 and 1821 N. Carson Street (APNs 002-091-03, 002-091-04 and 002-091-08). As outlined
in the July 12, 2013 letter to Gene Munnings from Kathe Green, Assistant Planner, the outdoor
display and sales areas currently being ufilized by Evergreen Gene's are not in conformance
with the areas approved with the Special Use Permit.

Staff is in receipt of a letter from Rob Lauder of RL Engineering, stating proposed actions
ragarding violation including the following:

1. Encroachment into non-authorized areas: Submit a new application with revisjon of
display areas, and aiso revision of parking spacs Jayout to maintain or increase the
original permit space count of 45.

2, Lighting: Submit plans lo the building department for electrical improvements to ailow
lighting the display area in front of his store in @ manner consistent with current building
and electrical codes as adopted by Carson Ciy.

3. Access blockage: Move racks, hoses, cords, merchandise, efc. as necessary lo
maintain a minimum trave! path for all users of the shopping center.

The letter submitted by Mr. Lauder does not aliminate Mr. Munnings' responsibility to relocate
his outdoor displays into the areas approved with the Special Use Permit and comply with all

EXHBIT #Y*




SUP-08-055
Augus! 7, 2013
Page 2 of 4

cther City requirements as outlined in the original conditions of approval; nor does it eliminate
your responsibility to enforce such relocation and compliance as the property owners subject
to the terms of the Special Use Permil.

The current outdoor display and sales area is in violation of the following Special Use Permit
conditions of approval:

2. Ali deveiopment shall be substantially in accordance with the development plans
approved with this application, except as otherwise modified by these conditions
of approval.

The outdoor display and sales area has sxpanded well beyond the development plans
approved with the Spacial Use Permit and is no longer substaniially in accordance with
tha approved plans.

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

The outdoor display and sales area is not in conformance with City standards and
requirements for electrical service or minimum access. An electrical permit is required to
extend electrical service to the cutdoor display area and a minimum clear path of 36
inches for pedestrian circulation must be maintained at all times. Please note that the
minimun required clear path per the approved Special Use Permit site pian is 48 inches.

7. The permanent outdoor display and sales area is strictly limited to the areas
shown on the submitted site plan; in front of the buildings and the parking islands
and two parking spaces. Within the approved display areas, the business or
property owners must regulate and decide which husinesses will utilize which
display areas.

Four complaints confirmed by a subsequent site visit on July 26, 2013 indicale that the
permansnt outdoor display and sales area has expanded beyond the areas limited by
the Special Use Permit as shown on the marked up site plan atiached.

10, Dispiay cannot impede, resirict or block any aisle, doorway, pathway or
pedestrian access from parking lot or street or to or from buildings for either
customers or emiployees.

The display areas were observed to be impeding on and restricting pathways and
pedestrian access to and from businesses surrounding Evergreen Gene’s during the
July 26, 2013 site visit.

Staff is in receipt of a July 24, 2013 email from Mr. Munnings, owner of Evergreen Gene's,
requesting the outdoor display and sales areas in violation of the approved Special Use Permit
be allowed to remain in place until the Special Use Permit can be brought fo the Planning
Commission for amendment. Staff has received four complaints regarding the aferementioned
violations. While Mr. Munnings alleges his business will be harmed by having to remove the
display materials, other businesses in the retail center believe they are being harmed by the
reduction of available parking. Therefore, allowing the outdoor display area to remain in place
untll such time as the Special Use Permit may be modified is not an acceptable option.




SUP-09-055
August 7, 2013
Page 3 of 4

Regardless of any intentions to submit a revised Special Use Permit application and revised
parking lot layout, the current violations need to be resolved until such time as an amended
Special Use Permit is approved by the Planning Commission,

Finally, staff is also in receipt of a July 30, 2013 letter from Michael Suglia, legal counsel for Mr.
Munnings, requesting an extension until August 19, 2013 to allow adequate time to review the
previously approved Special Use Permit and present a mutually agreeable resolution. Staff
acknowladges this request and will allow the outdoor display and sales area to remain as is unfil
August 19, 2013,

Required Action: Reduce the size of the permanent outdoor display and sales area to the
areas specifically approved with Special Use Permit SUP-09-055 by no later than August
19, 2013.

Failure to comply with this notice will result in the issuance of citation to you, the
property owners subject to the terms of the Special Use Permit, and possible revocation
of the approved Special Use Permit by the Planning Commission, The autherity for these
requirements is from CCMC 18.02.030 Enforcement and CCMC 18.02.080.8(d) Special Use
Permits, Expiration; Revocation which are quoied below:

18.02.030 _Enforcement. It is unlawful for any person, firrm or corporation, whether as a
principal, agent, employes, or otherwise (hereinafter referred 0 as "party’), to construct, build,
convert, alter, erect, maintain a building, struclure or any use of properly, equipmsnt, or
operation in violation of a provision of this Title. Any use contrary fo this Titlle is & misdemeanor
offense as defined in Title 1 (Misdemeanor Declared} and a public nuisance. The following
procedure shall apply to enforce the provisions of this Title:

1. in the event of a violation of this Tiile, the Director may deliver to any party in violation of
this Title an order to comply with the provision of this Title in a time period up to 30 days
from the issuance of the order to comply at the Director's discretion.

2. Upon failure of any party in violation of this Title to comply with the order described
above, the Director is authorized and empowered 1o prepare, sign, and serve a criminal
misdemeanor cifation for said violation. A parly is quilty of a separate offense far each
and every day which such violation of this Title or failure to comply with any order is
commitled, confined, or otherwise maintained.

3. The Direclor may also refer notice of such violation to the district attorney for
commencement of action to abale, remove and enjoin such violation as a public
nuisance and a criminal action in the manner provided by law.

4, The conviction and punishment of any person under this Section shall not refjeve such
person from the responsibilities of correcting the nuisance.

18.08.080.8{d) Expiration; Revocation.

a. A Special Use Permit shail be, upan violation, subject to revocation or armendment by
the Commission.




SUP-08-055
August 7, 2013
Page 4 of 4

Thank you for your immediate compliance with this order, If you have any quesiions, please
contact me at (775) 283-7078 or via email at spapekv@carson org

Sincerely,
Community Development Department, Planning Division

Susan Dorr Pansky '
Planning Manager

ec.  Gene Munnings, Evergreen Gene's
Rob Lauder, RL Engineering
Michael Sugila, Michael Sugla, Lid,
Les Plemei, Community Development Director
Kevin Gattis, Building Official
vann Clegg, Building Inspector
Dave Ruben, Captain — Fire Prevention Division
Kevin McCoy, Compiiance Officer
Kathe Green, Assistant Plannaer

Aftachments:

July 12, 2013 Letter to Gene Munnings from Planning Division
SUP-08-065 Notice of Decision

Site Photos

Originally Approved Site Pian

Marked Up Site Plan




Carson City Planning Division
108 E. Proctor Street
Carson City, Nevada 89701
{775) 887-2180 - Hearing Impaired: 741
planning@carson.org
www.carson.org/planning

July 12, 2013

Gene Munnings
Evergreen Gene's
1815 N Carson St
Carson City, NV 89706

Re: SUP-08-055
Permanent Outdoor Display and Sales
1815 N. Carson St

Dear Mr. Munnings:

| am contacting you regarding a violation of the terms of approval of the Special Use Permit,
SUP-09-055, for outdoor display and sales at your location at 1815 N. Carson Street. A copy of
the signed notice of decision and a portion of the site plan showing allowed areas of display are
attached to this letter for your review., Under the conditions of approval only certain areas of
the property at 1803, 1805, 1807, 1809, 1811, 1815, 1817, 1819 and 1821 N, Carson Street are
allowed to be used for the outside display and sales. Those areas were shown clearly on the
site plan submitted with the reguest to allow the permanent display and sales. The conditions of
approval also stated that the businesses within the complex would regutate among themseives
who wouid utilize what areas for display and sales.

We have received a complaint regarding the encroachment of your outdoor display and sales at
1815 N, Carson St into areas not authorized by the Special Use Permit. In addition, display
areas are not allowed to impede, restrict or block any aisle, doorway, pathway or pedestrian
access from the parking lot or street or to or from buildings for either customers or employess.
Elecirical extension cords across pathways are also a hazard and are not allowed. Exterior light
fixtures require review by the Planning Division. Lighting of exterior areas must be done with
proper procedures, including submission of a building permit for review of proper wiring and
fixtures.

You must restrict your outdoor display areas to those shown on the altached site plan, and
remove displays that encroach into areas in which it is not allowed. Al hazards and
impediments to access for pedestrians, customers or employees and parking must also be
removed. All temporary electrical cords, wiring and fixiures must be removed until properly
permitted. You must be in compliance with the restrictions of the original Special Use Permit
within seven days, by July 19, 2013, The compliance officer will be at your site following that
date to verify the site is acceptable.

As was stated in the original Special Use Permit, compliance with the conditions of approval is
required and is a condition of approval of the permit. This permit is scheduled to be reviewed in
July of 2014. However, if this situation is not resolved satisfactorily within seven days, by July
19, 2013, this permit may be scheduled for review and possible revocation by the Planning
Cormission.




Please contact this office at 887-2180 i you have any questions or need additional information.

Sincerely,

Siirke gm'm

Kathe Green
Assistant Planner

¢ Kevin McCoy, Code Enforcement Officer
Lee Plemal, Diractor, Planning Division
Susan Dorr Pansky, Planning Manager
Kevin Gattis, Chief Bullding Official

Bernard-Bernard-Cuccaro LL.G
c/o MDB Properties

1805 N Carson St

Carson City, NV 89701-1218

Horne, Wm F & D % et al
¢/o MDB Properties

1805 N Carson St

Carson Gity, NV 88701-1218
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PLANNING COMMISSION .
JULY 29, 2009 By éaguh{‘
Garson City, Neva

NOTICE GF DECISION

A request to review a Special Use Permit, SUP-09-055, was received from, Rob
Lauder of RL Engineering (property owner: Bernard-Barnard-Cuccaro, LLC,
Willlam F. and D. Horne et al) for 8 permanent outdoor display of merchandise,
on property zoned Retail Commercial (RC), located at 1803,1805, 1807, 1808,
1811, 1815, 1817, 1819, and 1821 N. Carson Street, APN(s) 002-091-03, -04,
and -06, pursuant to the requirements of the Carson City Municipal Code.

The Planning Commission conducted a public hearing on July 29, 2009, in
conformance with City and State legal requirements, and approved SUP-038-055
for a permanent outdoor display of merchandise, based on the findings contained
in the staff report and subject fo the following conditions of approval:

CONDITIONS OF APPROVAL:

The following shall be completed prior to commencament 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 Commissicn 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.

PLANNING DIVISION e 2621 Northgate Lane, Suite 62 @ Carson City, Nevada 89706
Phone: (775) 867-2180  Fax. {775) 887-2278  [i-mail: plandiv@cicarson-citynv.ug




SUP-09-055
Notice of Decision
Juiy 29, 2008
Page 2

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 fo 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 ouidoor display and sales area is strictly limited to the
areas shown on the submitted site plan; in front of the buildings ang the
parking islands and two parking spaces. Within the approved display
areas, the business or property owners must regulate and decide which
businesses will utilize which display areas.

8. Trash and debris generated at the areas of ths outdoor display and sales
must be collected by the businesses 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 addresses which
are included in this review.

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 employess.

11,  lf the merchandise being displayed is either a windmill or photovoltaic
panel connected for the production of electricity, and is connected to
electrical utilization equipment, then an electrical permit will be required,
since this is not an item axempted from the permit process., (CCMC
15.05.010 Section 105.2)

12.  If the merchandise being display is a solar panel used to provide either
conditioned air or heated water for human consumptior, then a plumbing
permit will be required, since this is not an item exempted from the permit
process. (COCMC 15.05.010 Section 105.2)



SUP-09-055
Notice of Decision
July 28, 2009
Page 3

13.  The Special Use Permit will be reviewed by the Planning Commission
in five years. The next review will be at the Planning Commission
meeting in July of 2014,

This decision was made on a vote of 6 ayes, 0 nays, and 1 absent.

Jeginifer Prdift, AICP, LEED AP
ncipal Planner

JP:jmb

Mailed by: }QY}’LT By; _ﬂ%@M_




SUP-09-055
Notice of Desision
July 28, 2008
Page 4

PLEASE SIGN AND RETURN THIS NOTICE OF DEG!ISION WITHIN
TEN DAYS OF RECEIPT

This is to acknowledge that | have read and will comply with the Conditions of
Approval as approved by the Carson City Planning Cammission.

WM i L e T-/2-0§

OWNER/APPLICANT SIGNATURE DATE

l(){u,mm F 7%2,«)&

PLEASE PRINT YOUR NAME HERE

RETURN TO:

Planning Division
2621 Northgate Lane, Suite 62, Carson City, NV 85706

Enclosures: 1. Planning Commission Notice of Decision (2 copies)-Please sign
and return only one, The second one is for your records.

2. Self-addressed stamped envelope
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Approved Permanent Outdoor Display and Sales Areas
Per SUP-09-055
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Permanent Outdoor Display and Sales Area
Current Violation Condition
per July 24, 2013 Site Visit
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Carson City Planning Division
108 E. Proctor Street: Carson City NV 83701
Fhone: (775) 887-2180 + E-mail: planning@vcarson.org

FILE # SUp—i3 - SUP-D9-DSS

Bernard-Barnard-Cuccaro LLC, William F. and D. Horne at al

PROPERTY OWNER
1805 N. Carson Street, Carson City, NV 88701

MAILING ADDRESS, CITY, STATE, ZIP

775-884-4748 775-884-4211
PHONE # FAX#

: son e om Al pondence Should
Robert F. Lauder, P.E, RL Engineering
APPLICANT/AGENT

875 Fairview Drive #223, Carson City, NV 89701

MAILING ADDRESS, CITY, STATE ZIP
775-B84-3205

775-884-3265

FOR OFFICE USE ONLY: /

CGMC 18,02 ,QUG I 5
SPECIAL USE PERMIT 2013
FEE: $2,450.00 MAJOR "”'Awﬁ?"’c;

$2,200.00 MINOR (Residential zoning’"/</r--
districts)

+ noticing fee and CO containing apgiication digital data {all to be
submifted once the application is d d complete by staff)

SUBMITTAL PACKEY

0 8 Completed Application Packets
(1 Original + 7 Capies) including:

) Application Form

0 Written Project Description

3 Site Plan

U Building Flevation Drawings and Floor Plans

D Proposal Questionnaire With Both Questions and
Answers Given

[ Applicant’s t Statement

0 Decumentation of Taxes Paid-to-Date (1 copy)

01 Profect Impact Reporis (Enginaering) (4 copies)

Application Reviewed and Recsived By:

FHONE S RAKE Submittal Deadline: See attached PC appiication submittal

roblauder@ri-engr.com schedulo.

E-MAIL ADDRESS Note: Submitals must be of sufficient clarity and detali such
that all depcrhmntsmammdmmimﬂmey Ean support
the request. Additlonat Information may be required.

Project's Assessor Parcel Number(s): R[lreelAddress  ZIF Code

002-091-03, 002-091-04, 002-091-06/1803, 1805, 1807, 1809, 1811, 181 5, 1817, 1819, 1821 N. Carson St.

88701

Project's Master Plan Degignation Projedt's Curent Zoning
Community/Regional Commercial RC

Neard
Long Street

treg

sed use, provide additio

riefly describe your proposed project: (Use addilional sheels or altachments if necessary). In addition to the brief desaription of your project Bm*
ional page(s) to show a more delailed summary of your Pproject and proposal, In accordance with Carson City Municipal

ode (CCMC) Sedlion:18.04.130.3 or Development Standards, Division ,Section , @ request to allow
a conditional use is as follows: permanent outdoor merchandise display.
PROP NER’

5 application,

. being duly depesed, do nereby affim that 1 am the secord owner of the subjact property, and that | have

(S04~ 1) Capsy) S+

{856 AN Tiaoht AFERM -\
X-18-/3

Address

Date

STATE OF NEVADA ,
OUNTY

jgos (). Chdsom

)
qusm&t? J
VETATORN R
25 ¢4n (or proved) to me Lo be fhe person whose rname Is subscribed to the foregoing dot TR, andw “
A-“ I

ey

Commission. Planning personnel can help you make the ahove determination.

Page 1

QTE: If your project is localed within the historic district, airport area, or downtown arei, il rhe
ommission, the Airport Authority, and/or the Redevelopment Authority Citizens Commillee prio

cyHIBIT * 1"




TIMG LW LWAWw A s wd - — .

| certify that the foregoing statements are true and comect to the best of my knowledge and
belief. | agree to fully comply with all conditions as established by the Planning Commission, |
arn aware that this permit becomes null and void if the use is not initiated within one year of the
date of the Planning Commission's approval; and | understand that this permit rivay be revoked

for violations of any of the conditions of approval. | furiher understand that approval of this
application does not exempt me from all city code requirements. : : -

MM | s ) ‘8-.{3';:‘3}

Applicant - ' ‘Date _
- W | B S EN =
Applcet o = N _ . Date e

APN 002-091-03, -04, and 06
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SPECIAL USE PERMIT APPLICATION
APN 002-091-03, 04, and 06 P
1803-1821 N. CARSON STREET, CARSON CITY, NV

EXHIBIT “A”
AFFIDAVITS OF ADDITIONAL PROPERTY OWNERS

PROPERTY OWNER'S AFFIDAVIT

1, DO Md )D\' %C'VMW’?’L being duly deposed, do heitiy affirm that Lamibe .
ofthe subject property, and that | have knowledge of, and agres to, the ﬁ%mg of

this application.
2 e Y,

Signatre” . ' : ‘ Date =

- : 2 SQQ,&JST.Z..""/JQ_Qq&j'Q. : s
o Address ho Re 5

STATE OF NEVADA } AR o, eca d A .995~/9 ‘

COUNTY OF WASHOE

On Muer \y 7013, Dorad 'P\“%(:VMFA -‘ ;“'

personally appeared before me, & nota:y pubiic persanally knawn {or proved) to me to be the
person whose name is subscribed to the foregoing document- and whio acknbwledged to me
that he/ghe executed the foregoing document.

(g

Notary PubBc

™ JULIE SCHIELD

t) Notary Public - State of Nevada
5] Appainimant Reotder In Washoo Counly
No: §8-4151-2 - Explres Juna 1, 2015
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RL Engineering

Civil and Structural Design
673 Fairview Drive #223, Carson City, NV 89701
{775)884-3203 Fax (775)884-3265

2013 SPECIAL USE PERMIT APPLICATION
CARSON SHOPPING CENTER
APN 002-091-03, -04, -06
1803-1821 N. CARSON STREET, CARSON CITY, NV

EXHIBIT “A”
SITE PHOTOGRAPHS

The accompanying photographs are provided instead of elevation drawings, as
follows:

1. West elevation — Building 1.
2. North elevation — Building 2.
3. West elevation — Building 2.
4. Evergreen Gene's main display area.

Page | of 3 APND02-091-03, .04, and -06




North elevation — Building 2.

Page 2 of 3 APN 002-091-03, <04, and -6
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Evergreen Gene’s main display area.

Page 3 of 3 APN 002-091-03, <04, and -06
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RL Engineering
Civil and Structural Design
675 Fairview Drive #223, Carson City, NV 89701
{775)884-3205 Fax (775)884-3265

2013 SPECIAL USE PERMIT APPLICATION
CARSON SHOPPING CENTER
APN 002-091-03, -04, -06
1803-1821 N. CARSON STREET, CARSON CITY, NV
EXHIBIT “B”

PROJECT DESCRIPTION, QUESTIONNAIRE AND RESPONSES

PROJECT DESCRIPTION

This application is an amendment to an existing special use permit. The reason for the
amendment is to increase the amount of display area beyond the area allowed by the original
permit, which was granted in 2009. This application also includes provision of outdoor lighting
in one display area, and re-striping of the lot to maintain or increase the present number of
parking spaces.

The owners seek permission for an increase in the area of permanent outdoor display of
merchandise. The tenant businesses are housed in suites which are components of a small
shopping mall which has been located on this site since the 1950's (the buildings were built in
the 40's and 50's). The project is located on the east side of N. Carson Street between Long
Street and Winnie Lane. The southerly part of the building is approx. 40’ back from the curb,
while the northerly part is approx. 140’ back from the curb. The buildings have 385 linear feet
of frontage; however 285 feet of that (74%) is either perpendicular to the street or so far back
from the strest that it is not easy to see the shops from Carson Street.

The original application was prompted by the desire of the tenants to display merchandise
outside for sale. That desire remains. The display areas consist of narrow strips along the
perimeter of the building facing the parking lot, and areas at the corners of the ell-shaped
building complex (see attached site plan). The display areas will be held back 5 feet on each
side of the entrance doors of each of the stores as requested by the fire department at the time
of the original application, All areas will be considered as being for permanent display as
opposed to maximum 30 days per year display (CCMC 18.04.1 30j.

The parking lot will re-arranged and re-striped to maintain or increase the number of spaces.

Two accessible parking spaces and an unloading zene will be striped to bring the lot in
conformance with ADA guidelines.

Exgbit 2 - 2010 RUP Goestionnmre, doc Page bl g AR QG72-691-03, -4, 05
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Question 1: How will the proposed development further and be in keeping with, and not be
contrary to, the goals of the Master Plan Elements?

Explanation A:
Chapter 3: A Balanced Land Use Pattern

The project meets the provisions of the Growth Management Ordinance in that no increase in
population is expected as a result. No construction materials are being used, conserving water
and energy. The property is fully developed but not fully leased — there are 2 vacant spaces at
present. The displays do not impede pedestrian access through the site. No site features are
negatively impacted by the addition of the displays. The project is in keeping with Master Plan
Goal 1.2a.

Chapter 5: Economic Vitality

The purpose of the project is to stimulate economic activity by making merchandise more
visible to passers-by. As such it encourages the re-development of under-used retail spaces.
This is in keeping with Master Plan Goal 5.2b.

Question 2: Will the effect of the proposed development be detrimental to the immediate
vicinity? To the general neighborhood?

Explanation A;

Land use and zoning of properties to the north, south and west are the same (Retail
commercial) as the subject parcels. Land use and zoning to the east is residential. The project
will enhance rather than be detrimental to the existing adjacent land use. The residential zone
is isolated from the commercial zone by being on a separate parallel street, so it is relatively
unaffected by the project.

Explanation B:

This project is similar to other development in the neighborhood because the buildings house
small retail and service enterprises similar in size and type to many other businesses on
Carson Street. The project will invoive outdoor display of merchandise, which will be changed
and moved in and out as the business owners see fit to promaote their businesses.

Other businesses in this immediate area have used outdoor displays in the past to promote
their businesses, but have ceased that practice upon recent notice from the city that they
lacked a special use permit to do so.

Explanation C:

The project will not be detrimental to the use, peaceful enjoyment or development of the
surrounding properties and the general neighborhood. The use of the property will remain the
same as before. It is common knowledge in the retail business that increased visits to one
business will likely lead to increased visits to adjoining businesses. Rather than being

Exhibit 13- 2013 SUP Questionnaire. duc Page 7 ol 4 APN 00209103, 04, -6




8/14/2013

detrimental to neighboring businesses, the project is seen as being helpful to surrounding
businesses.

Explanation D:

The project will have negligible impact on pedestrian and vehicular traffic that currently exists
on the road serving this project (N. Carson St.). The display areas are on the private sidewalks
(not in the right-of-way) under the building porch roofs and in the space between the parking
spaces and the sidewalk. The display areas are narrow so that walking on the sidewalks will
not be impeded. No change in vehicle turning movements will be required. No additional
walkways or traffic lights will be required. Traffic will be increased negligibly by the number of
vehicles attracted to the stores by the displays. Emergency vehicle response time will be
unchanged.

The short-range benefit will be that the appearance of the area will be markedly improved by
the addition of a variety of displays and decorations. Currently the site is an older shopping
mall surrounded by an undecorated asphalt parking Iot. The long range benefit will be that
because of the increased ease of attracting customers and commerce, sales tax revenues wil
increase, thereby increasing the viability of the community as a whole. The short-range benefit
will also extend into the future and become a long-term benefit, increasing the attractiveness
and vitality of the North Carson Street area.

Question 3: Has sufficient consideration been exercised by the applicant in adapting the
project to existing improvements in the vicinity?

Explanation A:

The project will have negligible effect on the school district, and is not expected to add to the
student popuiation. It will not provide a service to the student population. Thetft of displayed
merchandise will be easier than merchandise displayed indoors, so increased rate of theft
would affect the Sherriff's office to an undetermined degree.

Explanation B:

There will be no increase in impervious ground coverage.

Explanation C:

Water supply serving the project is sufficient to meet its needs without degrading supply and
quality to others in the area. Water supply pressure is adequate. No leaks have been
detected, so water lines are not in need of replacement. The site is not served by a well.
Explanation D:

No additional bathrooms or other sanitary drainage facilities are part of the project; therefore
there will be no adverse effect on trunk sewers serving the complex.

Ebdpdf 1% - 2017 SUF Questionsuive dog K i RO APNGOZ-0U 105 L4 .06
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Explanation E:
No road improvements are proposed or needed to accommodate the project.
Explanation F:

Information concerning the project described herein is provided by RL Engineering and the
oWners.

Explanation G:

Outdoor lighting is to be provided in front of 1811 N. Carson Strest. The lighting will consist of
strings of low-wattage lights (Christmas tree-style), plugged into approved cutdoor receptacles.
The lights will be approx. 8'-8' above grade. The lighting is far enough back from the street that
glare is not anticipated to be a problem. The lights will not impact any residential properties.

Explanation H:
No permanent landscaping is proposed to be added to the complex.
Explanation I

See site plan for proposed parking layout. The number of existing parking spaces is 45,
Several spaces will be lost to enlarged display areas and an unloading zone for accessible
parking. Re-striping will create additional spaces to bring the count to 48. The source of space
for the additional parking is existing drive lanes that are wider than are required by the city
standard details.

Exhibit 3 - 2013 SUP Guestonmuire, doc Page 44 APH 209103, 54, 06
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September 9, 2013

Major Project Review Committee

Re: # SUP - 09-055A

Cear Susan,

After initial plan review the Carson City Environmental Control Authority (ECA), a
Division of Carson City Public Warks Department (CCPW), has the following

requirements per the Carson City Municipal Code (CCMC) and the Uniform Plumbing
Code (UPC) for the SUP 08-055A@ Carson Shopping Center project:

ECA has no comments concerning this project.

Please notify Mark trwin if you have any guestions regarding these comments, | can
be reached at 775-283-7380.

Sincerely;

RECEIVEL

Mark irwin SEP 09 2013

Environmental Control Officer 3
CARSON CITY

TUSMMING s

¢ Kelly Hale, Environmental Control Supervisor
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August 20, 2013 | AUG 202013
Fire Comments ON CITY

picm?ﬁ:o DIVISIOM
SUP-09-055 A

1, The current tenant has created possible life safety and exiting hazards by the display of
merchandise on the walkways in front of the store and the parking iot beyond what was
approved by the original SUP. We recommend that no merchandise or display items ba
allowed in the exit paths cr walkways.

2. The autside of display areas 2 and 3 shall be designated a “fire lane-no parking” area. It

may be marked with signage per the IFC or at a minimum, a red stripe at least 6 inches

wide with the words “Fire Lane-No Parking” painted in a contrasting color on the stripe
shall be painted on the pavement outlining the outer edge of the display area. The
wordage shall be at a minimum every 10 feet.

Remove ali curb stops in the display areas.

4. Qutside display areas shall comply with the international Fire Code aisle requirements
for mercantile occupancies.

e8]

Thank you.

Dave Ruben

Captain — Fire Prevention
Carson City Fire Department
777 S. Stewari Street
Carson City, NV 89701

Direct 775-283-7153
Main 775-887-2210
FAX 775-887-2209



File # (Ex: MPR #07-111) | SUP-03-056

Brief Description Outdoor Sales and Display

Project Address or APN | 002-097-03, 04, 06

Bidg Div Plans Examiner | Kevin Gattis

Review Date August 28, 2013

Total Spent on Review

BUILDING DIVISION COMMENTS:

The current tenant at the subject location has created possible life/safety hazards
since opening the business by placing items in the required exit paths/walkways
beyond what was approved and adding on to the existing electrical system without the
required permits and inspection.

I would recommend that no display or sales items be allowed in the exit
paths/waikways and no cord and plugged display lighting be aliowed.

RECEIVED
| AUG 19 2013

SON CITY
P%ﬁlme oW




RECEIVED
AUG 2 0 2013

CARSON CITY
O ANNING DMISIO

Engineering Division
Planning Commission Report
File Number SUP 09-055 Revision

TO: Planning Cormmission

FROM Rery Hogen, E.L

DATE: August 20, 2013 MEETING DATE: August 28, 2013
SUBJECT TITLE:

Action to consider the revision of SUP 09-055 to change parking areas and display areas at
1803 through 1821 N. Carson St

RECOMMENDATION:
The Engineering Division has no preference or objection to the special use request.
DISCUSSION:

The Engineering Division has reviewed the conditions of approval within our areas of
purview refative to adopted standards and practices and to the provisions of CCMC
18.02.080, Conditional Uses,

CCMC 18.02.080 (2a) - Adequate Plans
The plans are adequate for this review with the following conditions:
1) Please show directional arrows with the change in direction next to the street
frontage. This is in front of A to Zen.
2) The driveway just north of Carson Coffee must have both a one way do not enter sign
and an arrow and do not enter painted on the pavement.
3) The 12 foot wide access between the new display area number 2 and the pole and
bollards in front of A to Zen must be maintained as a minimum.
4) ltis recommended that the northwest corner of display area 3 be cut off at a 45
degree angle to allow some sight distance for cars exiting the parking space just to
the north.

CCMC 18.02.080 (5a) - Master Plan

The request is not in conflict with any Engineering Master Plans for streets or storm
drainage.

CAUsers\spanskirAppDatasLocal\Microso i Windows\Temporary Internet Files\Content, DutloalATYEE485RSUP 19-055

Revision for parking and display areas in the parking Iot at 1803 (0 1821 N Carson St apns 02-691-03 04 and 06 {2).doc




SUP 09-055 Revision for parking and display areas at 1803-1821 N Carson St. August 20, 2013

CCMC 18.02.080 (5c) - Traffic/Pedestrians
The request is not in conflict with pedestrian or traffic movements. This request is being
made to improve traffic and pedestrian access.

CCMC 18.02.080 (5d) - Public Services
No new City water, sewer or access services will be needed for this project.

CMWsersispansky A ppDataiLoca i RiWindows\Temporary Irternet Files\Content. QuilonkATVEEIBSNS LI 09-D5S Revision for parking and display areas in the masking lnl at 1893
10 1821 N Curson St apns D2-051-01 G4 asd 06 (2)dne




SOURCE OF SITE INFORMATION
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APPLICATION:

RL ENGINEERING

675 FAIRVIEW DRIVE #223
CARSON CITY, NV 89701

(775)884—3205

OWNERS:

APN 002-091-03: BERNARD—BARNARD—CUCCARO LLC
C/0 MBD PROPERTIES
1805 N. CARSON ST.
CARSON CITY, NV 89701

(775)884—4748

APN 002-091-04: WILLIAM F. & D. HORNE ET AL
C/0 MBD PROPERTIES

1805 N. CARSON ST.

CARSON CITY, NV 89701

APN 002-091-06: BERNARD—BARNARD—CUCCARO LLC
C/0 MBD PROPERTIES

1805 N. CARSON ST.

CARSON CITY, NV 89701

ADJACENT ZONING:

NORTH — RC
WEST — RC
SOUTH — RC
EAST — MFA
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CARSON SHOPPING CENTER

BERNARD—BARNARD—-CUCCARO LLC, HORNE ET AL

SITE PLAN

1803—1821 N. CARSON ST., CARSON CITY, NV

JOB # 150723
DESIGN BY: RFL
DRAWN BY: KAL
CHECKED BY: RFL
DATE: 1-8-14
FILE: 130723
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