














































HHIIGGHH  SSIIEERRRRAA  CCUULLTTIIVVAATTIIOONN  
MMMMEE  SSPPEECCIIAALL  UUSSEE  PPEERRMMIITT  

 

 

 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

Prepared by: 
 
 
 
 
 
 
 

 

DDeecceemmbbeerr  1188,,  22001144 



 

 

HIGH SIERRA CULTIVATION 

MME SPECIAL USE PERMIT 
 

 

Prepared for: 

 

Roy L. Street 

475 Gentry Way 

Reno, Nevada 89502 

 

Prepared by: 

 

Michael Railey 

Rubicon Design Group, LLC 

100 California Avenue, Suite 202 

Reno, Nevada 89509 

(775) 425-4800 

 

 

 

December 18, 2014 



HHIIGGHH  SSIIEERRRRAA  CCUULLTTIIVVAATTIIOONN  MMMMEE  SSPPEECCIIAALL  UUSSEE  PPEERRMMIITT   
 

  
 

 
Table of Contents 

 
Introduction  ......................................................................................................................1 
Project Location .....................................................................................................................1 
Existing Conditions .................................................................................................................4 
Project Summary....................................................................................................................6 
Locational Criteria ..................................................................................................................6 
Carson City Development Standards  ....................................................................................8 
Project Impact Summary .......................................................................................................11 
SUP Application Questionnaire (Findings) .............................................................................12 
Master Plan and Zoning Map Amendment Policy Checklist .................................................15 
 
 
List of Figures: 
 
Figure 1 – Vicinity Map ..........................................................................................................1 
Figure 2 – Aerial View ............................................................................................................2 
Figure 3 – Project Site Plan ....................................................................................................3 
Figure 4 – Existing Conditions ................................................................................................4 
Figure 5 – Locational Criteria Compliance .............................................................................7 
 
Appendices: 
 
Owner Affidavit 
Applicant Affidavit 
Carson City Special Use Permit Application 
Site Plan Checklist 
Potential Floor Plan Exhibit 
Carson City Zoning Certificate 
Carson City Treasurer property tax record 
State licensing documentation 
Site security systems information 
 



HHIIGGHH  SSIIEERRRRAA  CCUULLTTIIVVAATTIIOONN  MMMMEE  SSPPEECCIIAALL  UUSSEE  PPEERRMMIITT   
 

  
1 

Introduction 
 
This application includes the following request: 
 

 A Special Use Permit to operate a Medical Marijuana Establishment (MME) at 5835 
Sheep Drive, in the General Industrial (GI) Zone. This MME will cultivate medical 
marijuana only, with no dispensary function. 

 
Project Location 
 
The project site is located south of Highway 50, on Sheep Drive, east of Deer Run Road, in an 
existing industrial area.  Figure 1 (below) depicts the project location. The parcel number of the 
site is 008-523-14 and the total site area is 65,776± square feet, or 1.51± acres. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

Figure 1 – Vicinity Map 
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Aerial View and Site Plan 
 
The site is currently occupied with an office/industrial building of 3,888± square feet. This building 
will remain and will be utilized for the proposed MME. Figure 2 below provides an aerial view of 
the area. Figure 3, following, shows the proposed site plan. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2 - Aerial View 
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Figure 3 - Site Plan 
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Existing Conditions 
 
The site was formerly operated as an office and storage yard with garage space. The building can 
be converted to marijuana cultivation with a simple interior reconfiguration and with the 
installation of security systems as detailed later in this report and in the appendix. Figure 4 
provides photos of the site in its current configuration. 
 
 
 

 
Building entryway and paved parking 
 
 
 
 
 
 
 
 

Figure 4 - Existing Conditions 
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Building front and site interior 
 

 
Building rear wall and fence 

Figure 4 Existing Conditions (continued) 
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Project Summary 
 
Per the requirements of the Carson City Municipal Code Section 18.04.150, the GI Zone requires a 
Special Use Permit in order to operate an MME.  
 
The 3,888± square feet office/industrial building on the site will be re-configured to contain the 
proposed MME.  The MME will consist solely of marijuana cultivation with no retail sales occurring 
on-site. 
 
The building interior walls will be redesigned to accommodate the cultivation activities. A potential 
floor plan exhibit is included here. Exact details of the interior arrangement and construction will 
be provided at the building permit stage, following this SUP process. 
 
The site will incorporate security lighting, video monitoring, fencing, and building security 
measures (enhanced door and window security), consistent with City and State regulations. 
Specifics of the security installations are contained in the appendix. 
 
As detailed later in this report, parking and access is more than adequate for the proposed use. 
Access to the site is achieved from an existing driveway onto Sheep Drive. This will remain as is.  
Traffic generation at the site will be minimal and will not impact surrounding properties.  
 
The area is suited to MME operation and to manufacturing, due to the GI zoning and the site’s 
separation from residences, schools, and child care facilities. Surrounding parcels have the same GI 
Zoning as the subject parcel.    
 
Carson City has some recent experience with MMEs and has developed a package of operating 
conditions that provide for safe, predictable management of MMEs. It is expected that this site will 
operate under the same set of conditions and the owners see no problem with compliance. 
 
Locational Criteria 
 
Figure 5, following, shows the site and graphically demonstrates compliance with the locational 
criteria for an MME. Locational criteria in this case, per Carson City Code and NRS, include: MMEs 
must be 1,000 feet from any PreK-12 school and 300 feet from child facilities (public park, etc.). 
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The site is approximately 5,500 feet from the nearest preschool or school, located on Ramuda 
Circle and 1,800 feet from the nearest children’s public recreation facility (Centennial Park baseball 
fields). There is also a private, indoor gymnastics business on North Deer Run Road, approximately 
400 feet from the project site. Carson City’s Zoning Certification process is designed to study 
locational criteria and this site has already undergone this process. The Zoning Certification letter 
is attached to this report, in the appendix. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 

 
 
 

Figure 5 - Locational Criteria Compliance 
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Carson City Development Standards Section 1.20 
 
Carson City Code includes standards for MMEs. This section identifies these standards and explains 
how the project is in conformance. 
 
Standard 1.a – All Medical Marijuana Establishments (MMEs) require approval of a Special Use 
Permit. Special Use Permits for MMEs are only valid at a given location for the operator who 
obtains the Nevada State certificate for that facility. The Special Use Permit approval shall expire 
and become null and void if the MME operator loses or otherwise forfeits his or her State certificate 
to operate that facility. Special Use Permits are non-transferable between operators and locations 
within Carson City. 
 
This application is to secure the required SUP. The business will operate in conformance with State 
and local regulations and thereby maintain any SUP approval. 
 
Standard 1.b – No consumption of Medical Marijuana products shall occur on the premises of any 
MME.  
 
No consumption of medical marijuana products will occur on the project site. 
 
Standard 1.c – All business activities related to MMEs, including cultivation, shall be conducted 
indoors, within a permanent building. The use of office trailers or other temporary structures is 
prohibited. All MMEs shall have an appearance, both as to the interior and exterior, which is 
professional, orderly, dignified, and consistent with the traditional style of pharmacies and medical 
offices.  
 
All business activities will be conducted indoors. The existing building is being reconfigured in 
order to accommodate all activities related to medical marijuana production. The building 
currently contains office space and has functioned as an administrative office in the past. The 
appearance is therefore professional, orderly, and dignified and it will be maintained as such. 
Please refer to the included site photos. 
 
Standard 1.d – Outside display or sales of MME merchandise shall be prohibited.  
 
No outside display or sales of MME merchandise will occur. 
 
Standard 1.e – Accessory outside storage for MMEs shall comply with Title 18.16 Development 
Standards, Division 1.12 Outside Storage.  
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No outside storage of items related to the MME is proposed. However, if outside storage is 
required at the site, it will comply with Division 1.12 and will include 100% screening of the stored 
materials.   
 
Standard 1.f – Access to the MME shall be restricted in compliance with State regulations.  
 
As a cultivation facility only, there will be no public access to the site. The site shall comply with all 
access regulations through the inclusion of perimeter fencing, secure entryway construction, 
security lighting, and electronic surveillance devices. 
 
Standard 1.g – No MME-related products shall be visible from outside the building.  
 
Building design measures, including shielding of windows and doors, will be undertaken in order to 
comply with this standard. 
 
Standard 1.h –Sign Requirements. All MME signage shall be discreet, professional, and consistent 
with the traditional style of signage for pharmacies and medical offices. All MMEs shall follow the 
sign regulations for Office Uses in the Development Standards, Division 4, except that freestanding 
sign height for Cultivation Facilities, Production Facilities, and Testing Laboratories shall be limited 
to 10 feet consistent with sign height requirements for industrial uses. 
 
The project does not intend to include any signs at this time. Should a sign be required in the 
future, it will be discreet and professional.  
 
Standard 1.i – Parking Requirements. Parking shall be provided for MME Cultivation Facilities as 
follows: One space per 1,000 square feet of gross floor area.  
 
The building is 3,888 gross square feet, requiring 4 parking spaces. There are currently 17 paved 
parking spaces on site. This total includes room for 2 handicapped accessible parking spaces. This 
parking is more than sufficient for the proposed use. 
 
Standard 1.j – No more than two Dispensaries shall be permitted in Carson City.  
 
The site will not operate as a dispensary. 
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Standard 1.k – A MME shall not be located within 1,000 feet of a public or private school that 
provides formal education traditionally associated with preschool or kindergarten through grade 12 
or within 300 feet of a facility that provides day care to children, a public park, a playground, a 
public swimming pool, a center or facility, the primary purpose of which is to provide recreational 
opportunities or services to children or adolescents, that existed on the date on which the 
application for the proposed MME was submitted to the State Health Division, measured on a 
straight line from the nearest school or community facility property line to the front door or primary 
entrance of the MME.  
 
This item is also addressed in the narrative report, under “Locational Criteria.” Please see Figure 5 
for a graphic depiction of how these criteria are met. 
 
The site is approximately 5,500 feet from the nearest preschool or school, located on Ramuda 
Circle and 1,800 feet from the nearest children’s public recreation facility (Centennial Park baseball 
fields).  
 
There is also a private, indoor gymnastics business on North Deer Run Road, approximately 400 
feet from the project site. Carson City’s Zoning Certificate letter for this site identified this business 
as being within the 300’ boundary. However, Rubicon Design Group, using Carson City GIS data and 
the measurement definition (from MME front door to nearest property line of child-oriented 
facility), obtained a measurement of over 400’. The site therefore appears to be in full compliance 
with the requirements. Additionally, there seemed to be some uncertainty in the Zoning Certificate 
document whether a private, indoor, facility (the gymnastics center) fit the terms of the locational 
criteria. Nonetheless, the site appears to comply. 
 
Standard 2.a – A single point of secure public entry shall be provided and identified.  
 
The site will not be serving the public. However, the site design includes a secure front door to the 
building as well as a single gated driveway to the site. 
 
Standard 2.b – Hours of operation shall be limited to 7:00 a.m. to 8:00 p.m., seven days per week.  
 
The business is not designed to serve the public and so there are no public hours of operation. 
 
Standard 2.c – Drive-through service is prohibited.  
 
There will be no drive-through service. 
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Standard 2.d – A Dispensary shall not be located on property or within a shopping center with 
frontage on the same street on which a residentially-zoned property is located unless the 
Dispensary is located more than 300 feet from the residential property, measured on a straight line 
from the nearest residential property line abutting the street right-of-way to the front door of the 
Dispensary. 
 
This operation will not function as a dispensary and there is no nearby residential property. 
 
Standard 3.a – That the proposed Dispensary is located where sufficient, convenient and safe access 
is provided to the public.  
 
Not applicable – the site will not be open to the public. 
 
Standard 3.b – That the proposed location has adequate lighting and street improvements for a 
use providing public access. 
 
Not applicable – the site will not be open to the public. 
 
Project Impact Summary 
 
The site is well suited for MME use and impacts to nearby properties will be minimal. Since there 
will be no public access to the site, traffic will be light and no disruptions to existing businesses in 
the area are anticipated. A brief summary of important planning issues is provided below, followed 
by the Carson City Special Use Permit Application Questionnaire form.  
 
Residential Areas 
 
The nearest residential property is over 2,400 feet away and is separated from the site by Highway 
50. It is effectively impossible to see the project site from this residential area. 
 
Lighting 
 
Lighting will be kept to the minimum amount consistent with safety and with City requirements. 
Lights will not be allowed to shine directly onto other property.  
 
Traffic  
 
Traffic generation will be minimal and will be limited to employees and owners entering and 
leaving the site for work-related activity. There will be no public activity or sales at the site.  
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Parking  
 
There are 17 paved parking spaces on site now. This total includes room for two handicapped 
parking spaces. Required parking is 4 spaces (3,888 gross square feet of building/1 space per 1000 
square feet = 4 spaces). This parking surplus will be sufficient for the operation. Maximum 
employees on site at any one time is anticipated to be 12.  
 
Security 
 
The site will adhere to State and City requirements for site security. This includes electronic 
security alarms, surveillance cameras, and perimeter fencing. Attached to this application is 
material from a contracted security firm specifying the systems and equipment to be installed as 
part of the site upgrades. 
 
Special Use Permit Application Questionnaire (Findings) 
 
The following questions form a portion of the SUP application and are considered the legal findings 
for approving a Special Use Permit.  Responses to these questions are addressed in bold face type: 
 
Question 1. How will the proposed development further and be in keeping with, and not contrary 
to, the goals of the Master Plan Elements? 
 
This question is extensively addressed in the separate section entitled ‘Master Plan and Zoning 
Map Amendment Policy Checklist’ that follows this questionnaire. 
 
In general, the project is in keeping with the Master Plan in that it is an allowed use (with an 
SUP) for the site and no zoning or Master Plan amendments are required or requested. 
 
The project seeks to place an allowed industrial use within an existing industrial area. 
 
Question 2. Will the effect of the proposed development be detrimental to the immediate 
vicinity? To the general neighborhood? 
 
The project will be a benefit to the neighboring industrial sites in that it will bring investment to 
a currently vacant site and, by providing an active presence, it will enhance security for all 
property in the area. 



HHIIGGHH  SSIIEERRRRAA  CCUULLTTIIVVAATTIIOONN  MMMMEE  SSPPEECCIIAALL  UUSSEE  PPEERRMMIITT   
 

  
13 

 
Impacts such as traffic and noise will be minimal and far below many of the other allowed uses 
at the site (e.g. Building Material Storage/Sales). Operations will be contained within the 
building and so will not be visible to or disruptive to the surrounding area. 
 
A. All surrounding parcels are zoned General Industrial, the same as the project site. Surrounding 
land uses are: industrial/office to the south; and manufacturing/storage to the west, north, and 
east. 
 
B. By utilizing an existing building that is similar to surrounding buildings, the site will remain 
compatible. The building is not as tall as others in the area and so is less visible. It also 
incorporates residential-type building siding and roof eaves and so is less industrial looking than 
could be expected for this zoning classification. 
 
All activity will be contained within the building. Construction will be minimal so short-term 
disruptions at the site will also be minimal. Carson City is currently evaluating other similar 
requests and so it is possible that this industrial area will have other similar operations. 
 
C. This project will not be detrimental to the enjoyment or development of surrounding property 
in that it will not have any impacts that prevent further development or reduce the appeal of the 
area. It will be a quiet, low-profile operation that will not depend on visibility or advertising and 
will not attract public traffic. Products developed on site will be shipped to wholesale buyers 
with no retail sales occurring. 
 
The project imposes lower impacts on the neighborhood than would be included with other, 
more intense, allowed uses. 
 
D. Streets in the area are sized for industrial operation and so can accommodate this project 
with ease. Traffic generation from this use will be less than for other potential uses of the site. 
With no public access/usage of the business, traffic will be minimal. 
 
The site is already served by city services, including emergency vehicles. It is therefore already 
part of planned response times. Intensity at the site is low and the building is a small, single 
story structure. Emergency services provision does not present any unusual problems. 
 
E. Benefits from the project include additional employment, additional tax revenue, an 
expanded mix of businesses, and investment in a currently vacant site.  
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Question 3. Has sufficient consideration been exercised by the applicant in adapting the project 
to existing improvements in the vicinity? 
 
In general, the project is entirely adapted to existing improvements in that it utilizes the existing: 
zoning; building; driveway; and security fence. Overall changes at the site are therefore minimal. 
 
A. The project will have no impact on the school district. Impacts to the Sheriff’s department 
could be positive in that, by providing an active presence for the area, criminal activity could be 
discouraged. 
 
B. The site already includes a paved parking area and a paved driveway connection to the public 
street. The existing drainage pattern can therefore continue to function without alteration. 
C. The site is served by the public water system and there are no known service delivery 
problems in the area. Utilities in the area were intended to serve the industrial uses and zoning 
and are appropriate for the development seen in the area. Rubicon Design Group contacted a 
licensed engineer with experience in Carson City and no service delivery problems were 
identified. 
 
D. The site is connected to the area sewage system. Similar to water service, Rubicon Design 
Group contacted a licensed engineer and no service problems were identified. No new sewage 
system construction is required with this project. 
 
E. No road improvements are required. Traffic is generally light in the area and traffic generation 
due to this project will be insignificant. 
 
F. This project has already undergone review by the State of Nevada and the Carson City 
Planning Department (State licensing process, City Zoning Certificate). This review has provided 
insight into the site suitability and potential impacts. Rubicon Design Group is familiar with 
general land planning practice and is basing conclusions on experience with projects of a similar 
size, use, and layout.  Additional documents and sources used to support this application 
include: Carson city GIS; Carson City Planning staff; site visit; Carson City Master Plan; Carson City 
Zoning Map. 
 
G. Lighting will be the minimum required to provide site security. It will not be allowed to shine 
directly onto adjoining property, through the use of modern cut-off light fixtures. 
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H. The site is already developed and includes a 30’ front setback from Sheep Drive that includes 
landscaping. Should it be required by the City, additional site screening could be installed 
however any screening will have to be compatible with site security and not create areas of 
concealment for unauthorized entrants. 
 
I. Parking for the proposed use can easily be contained on the site, due to the relatively small 
building and the generous site size of 1.5 acres. As shown on the included site plan, there are 17 
existing paved spaces (includes 2 handicapped spaces). City Code requires the provision of 4 
spaces. Parking impacts to surrounding properties and streets will therefore be essentially non-
existent.  
 

Master Plan and Zoning Map Amendment Policy Checklist 
 
This section is taken directly from Carson City documents and forms part of the Special Use Permit 
application process. Responses to the checklist questions are included in this section and are 
printed in bold type. 
 
Note that this application does not include any amendment to the City’s Master Plan or Zoning 
maps. Many of the questions are therefore of limited relevance to the proposed new use. 
 

PURPOSE  
The purpose of a development checklist is to provide a list of questions that address 
whether a development proposal is in conformance with the goals and objectives of the 
2006 Carson City Master Plan that are related to Master Plan Map Amendments and 
Zoning Map Amendments. This checklist is designed for developers, staff, and decision-
makers and is intended to be used as a guide only.  
 
Development Name: Sheep Drive Medical Marijuana Production Facility 
Reviewed By:  
Date of Review:  
 
DEVELOPMENT CHECKLIST  
The following five themes are those themes that appear in the Carson City Master Plan 
and which reflect the community’s vision at a broad policy level. Each theme looks at how a 
proposed Master Plan or Zoning Map Amendment can help achieve the goals of the 
Carson City Master Plan. A check mark indicates that the proposed amendment meets the 
applicable Master Plan policy. The Policy Number is indicated at the end of each policy 
statement summary. Refer to the Comprehensive Master Plan for complete policy 
language.  
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CHAPTER 3: A BALANCED LAND USE PATTERN  
The Carson City Master Plan seeks to establish a balance of land uses within the 
community by providing employment opportunities, a diverse choice of housing, 
recreational opportunities, and retail services.  
 
Is or does the proposed amendment:  

� Discourage growth outside areas planned to be served by community water and 
wastewater facilities as identified in the Water and Wastewater Master Plans (1.1b)?  
 
By re-purposing an existing commercial site within the City’s service area, rather than expanding 
to an outlying area, this application directly promotes this Master Plan policy. 
 
� Promote infill and redevelopment in an identified priority area (1.2a)?  
 
As an industrial use, this project is not suitable for the highly visible priority areas. It is, however, 
a re-use of an existing industrially-zoned site. 
 

� At adjacent county boundaries, minimize potential land use conflicts with adjacent 
properties (1.5a)?  
 
By utilizing an existing site, and thereby avoiding growth at the County boundary, this project 
eliminates the potential for land use conflicts with adjoining Counties. 
 
� Adjacent to State or Federal lands, ensure compatibility with planned adjacent uses and 
access (1.5b)  
 
The site is not adjacent to State or Federal lands. 
 

� Located to be adequately served by city services including fire and sheriff services, 
and coordinated with the School District to ensure the adequate provision of schools 
(1.5d)?  
 
The site is within a developed industrial area and is therefore already served by City services. 
Access to the site and to the building is good, with Highway 50 nearby. 
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� Promote a citywide range of mixed-use, residential, commercial and employment uses at 
a variety of scales and intensities (2.1a)?  
 
This project does not include any changes to the City’s land use maps. However, as a newly legal 
use, it does promote a mix of commercial activity. 
 
� In identified Mixed-Use areas, promote mixed-use development patterns as appropriate 
for the surrounding context consistent with the land use descriptions of the applicable 
Mixed-Use designation, and meet the intent of the Mixed-Use Evaluation Criteria (2.1b, 
2.2b, 2.3b, Land Use Districts)?  
 
This project is not a mixed-use project and therefore has little or no impact on these policies. 
 

� Discourage rezoning of properties that create “friction zones” between adjacent land 
uses, particularly industrial and residential uses (2.1d)?  
 
The project is an industrial land use and is being located in an industrially-zoned area. The site 
itself is zoned General Industrial (GI) and the surrounding properties are also GI. The project 
therefore adheres to the City’s land use plan. 
 

� Encourage development outside the primary floodplain and away from geologic 
hazard areas (3.3d, e)?  
 
The site is located outside the primary floodplain area and away from known geologic hazards. 
 
� Provide for zoning consistent with the Land Use designation (Land Use table 
descriptions)?  
 
The proposed project utilizes the existing zoning and master plan designations with no changes. 
The use is allowed within the existing GI zoning designation. 
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� Meet the location criteria for the applicable Land Use designation (Land Use 
descriptions)?  
 
The proposed use meets the locational criteria established by City Code and by the State. The 
site is more than 1000 feet from any school and more than 300 feet from any park or other child-
focused recreational facility. The site is approximately 5,500 feet from the nearest preschool or 
school, located on Ramuda Circle and 1,800 feet from the nearest public children’s facility 
(Centennial Park baseball fields). There is also a private, indoor gymnastics facility on North Deer 
Run Road that is roughly 400 feet from the site. 
 
� If located within an identified Specific Plan Area (SPA), meet the applicable policies of 
that SPA (Land Use Map, Chapter 8)?  
 
The site is within the Eastern Portal-Virginia and Truckee Railroad Specific Plan Area. It meets the 
applicable policies by utilizing the existing site zoning and applying an allowed use. The use is 
compatible with Policy 1.4 in that it does not create noise, dust, or any other disturbance that 
will affect nearby properties or impact the tourist-oriented goals of the V&T Railroad. 
 
CHAPTER 4: EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES  
The Carson City Master Plan seeks to continue providing a diverse range of park and 
recreational opportunities to include facilities and programming for all ages and varying 
interests to serve both existing and future neighborhoods. Is or does the proposed 
amendment:  
 
� Provide opportunities to expand parks and recreation opportunities (4.2a)?  
 
As a general industrial use on a relatively small site, in an already developed area, there is little 
ability for this application to either negatively or positively affect recreation. 
 
� Consistent with the Open Space Master Plan and Carson River Master Plan (4.3a)?  
 
This project does not impact open space since it utilizes an existing site. 
 
CHAPTER 5: ECONOMIC VITALITY  
The Carson City Master Plan seeks to maintain its strong diversified economic base by 
promoting principles which focus on retaining and enhancing the strong employment base, 
include a broader range of retail services in targeted areas, and include the roles of 
technology, tourism, recreational amenities, and other economic strengths vital to a 
successful community. Is or does the proposed amendment:  
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� Help maintain and enhance the primary job base (5.1)?  
 
This project is part of a new industry in Carson City and therefore has a direct positive impact on 
the job base.  
 
� Encourage a citywide housing mix consistent with the labor force and non-labor force 
populations (5.1j)  
 
As a general industrial use on a relatively small site, in an already developed area, there is little 
ability for this application to either negatively or positively affect the existing housing balance. 
 
� Encourage the development of regional retail centers (5.2a)  
 
As a general industrial use, there is little ability for this application to either negatively or 
positively affect the regional retail market. 
 
� Encourage reuse or redevelopment of underused retail spaces (5.2b)?  
 
The site is a reuse of a currently underused general industrial site, but will have little impact on 
retail spaces. 
 
� Support heritage tourism activities, particularly those associated with historic resources, 
cultural institutions and the State Capitol (5.4a)?  
 
As a general industrial use, there is little ability for this application to either negatively or 
positively affect heritage tourism activities. 
 
� Promote revitalization of the Downtown core (5.6a)?  
 
By locating this project within the existing City boundary it could be argued that it encourages 
greater use of nearby retail, including downtown businesses. However, it will have little direct 
impact on specific revitalization efforts. 
 
� Encourage the incorporation of additional housing in and around the Downtown (5.6c)?  
 
As a general industrial use, there is little ability for this application to either negatively or 
positively affect downtown housing. 
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CHAPTER 6: LIVABLE NEIGHBORHOODS AND ACTIVITY CENTERS  
The Carson City Master Plan seeks to promote safe, attractive and diverse neighborhoods, 
compact mixed-use activity centers, and a vibrant, pedestrian-friendly Downtown. Is or 
does the proposed amendment:  
 
� Promote compatibility with surrounding development for infill projects or adjacent to 
existing rural neighborhoods (6.2a, 9.3b 9.4a)?  
 

The project is an allowed use that will generate little or no impact on surrounding property. 

It is therefore compatible with surrounding development. The project entails very little new 
construction (building interior modifications, lighting and security upgrades) and is not part of a 
residential neighborhood and so will not create conflicts with surrounding development. 
 
� If located in an identified Mixed-Use Activity Center or m area, provide for the appropriate 
mix, size and density of land uses consistent with the Mixed-Use district policies (7.1a, b)?  
 
The site is not in a Mixed-Use Activity Center. 
 
� Encourage an appropriate mix of housing models and densities based upon the location, 
size and surrounding neighborhood context (9.1a)?  
 
As a general industrial use, there is little ability for this application to either negatively or 
positively affect housing. 
 

� Discourage “spot” rezoning of parcels within established rural neighborhoods that 
have not been identified as higher density on the Land Use Map or that are not contiguous 
with lots zoned for a comparable density (9.4b)?  
 
By utilizing the existing zoning, within an existing industrial area, this project supports the City’s 
current land use mapping and makes no attempt to apply spot zoning. 
 
CHAPTER 7: A CONNECTED CITY  
The Carson City Master Plan seeks promote a sense of community by linking its many 
neighborhoods, employment areas, activity centers, parks, recreational amenities and 
schools with an extensive system of interconnected roadways, multi-use pathways, bicycle 
facilities, and sidewalks. Is or does the proposed amendment:  
 
� Promote transit-supportive development patterns (e.g. mixed-use, pedestrian-oriented, 
higher density) along major travel corridors to facilitate future transit (11.2b)?  
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The project site is only 1.5 acres and is not a major employment center. It will therefore have 
very limited impact on area transit issues. 
 
� Promote enhanced roadway connections and networks consistent with the Transportation 
Master Plan (11.2c)?  
 
The project site is only 1.5 acres and is not a major employment center. It will therefore have 
very limited impact on area transit issues. 
 
� Provide for appropriate pathways through the development and to surrounding lands, 
including parks and public lands, consistent with the Unified Pathways Master Plan and the 
proposed use and density (12.1a, c)?  
 
The project site and the surrounding area are industrial and therefore not an area of interest for 
walking or recreating. Recreational amenities to the north, across Highway 50 offer a more likely 
destination for outdoor activities. 
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