
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF JULY 29, 2015 
 

AGENDA ITEM:  F-1                             FILE NO:  SUP-15-056 
 
STAFF AUTHOR: Kathe Green Assistant Planner   
 
REQUEST:  Special Use Permit to allow equipment rental, permanent outside storage exceeding 
20% of the parcel area and permanent outside sales and display in the General Commercial 
(GC) zoning district.  
 
OWNER:  Heritage Bank of Nevada 
 
APPLICANT: McDonald Family Trust 

 
LOCATION/APN: 2292 South Carson Street/009-052-07 
 
RECOMMENDED MOTION: ”I move to approve SUP-15-056, a Special Use Permit request 
from McDonald Family Trust (owner: Heritage Bank of Nevada) to allow equipment rental, 
permanent outside storage exceeding 20% of the parcel area, permanent outside sales 
and display in the General Commercial zoning district, located at 2292 South Carson 
Street/APN 009-052-07, based on the findings and subject to the conditions of approval 
contained in the staff report." 
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RECOMMENDED CONDITIONS OF APPROVAL: 
 
The following shall be completed prior to commencement of the use: 
  
1. The applicant must sign and return the Notice of Decision for conditions for approval within 

10 days of receipt of notification.  If the Notice of Decision is not signed and returned within 
10 days, then the item will be rescheduled for the next Planning Commission meeting for 
further consideration.  

 
2.    All development shall be substantially in accordance with the development plans approved 

with this application, except as otherwise modified by these conditions of approval.   
 
3. All on- and off-site improvements shall conform to City standards and requirements.  

 
4. The applicant shall meet all the conditions of approval and commence the use for which 

this permit is granted within 12 months of the date of final approval.  A single, one year 
extension of time may be granted if requested in writing to the Planning Division 30 days 
prior to the one year expiration date.  Should this permit not be initiated within one year and 
no extension granted, the permit shall become null and void.  

 
The following shall be submitted with any building permit application: 
 
5.  The applicant shall submit a copy of the Notice of Decision and conditions of approval, 

signed by the applicant and owner, with any building permit application. 
 
6.   Provide a landscaping plan if any changes are proposed to landscaping previously 

approved and placed on the site, other than replacement of plants and materials with 
similar products, in compliance with Development Standards Division 3 Landscaping.  

 
7.  All projects and improvements must be performed in accordance with Nevada State 

Revised Statute (NRS) 623 and 624 and Carson City Municipal Code (CCMC) 15.05.020. 
 
8. All repairs, replacements and alterations must have proper permits and comply with 

International Building Codes, Uniform Plumbing Code, Uniform Mechanical Code or 
International Mechanical Code, Fuel Gas Code, Electrical Code, Adopted International 
Energy Conservation Code, and Northern Nevada Amendments. 

 
9. All Contractors are required to carry State and local license. 
 
10.  Project must comply with 2012 International Fire Code and Northern Nevada Amendments. 
 
11.  Any interior building modifications must maintain fire sprinkler coverage and may require 

permits for modifications.  
 
The following applies to the site throughout the life of the project: 
 
12. No advertising of any other product may be attached or utilized in any way on the outside 

display of equipment. 
 
13. Display cannot impede, restrict or block any aisle pathway or pedestrian access from 

parking lot or street to or from building for either customers or employees or impede the line 
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of sight on Carson Street.  
 
14.  Outdoor Storage areas are limited to the western portion of the parcel as shown on the 

submitted application map, shall be enclosed by a 100% sight-obscuring fence or wall, 
permanently installed and maintained at a minimum height of six feet.  No materials and/or 
equipment shall be stored therein to a height exceeding that of the wall or fence.  Outdoor 
storage will be subject to the criteria of CCMC Development Standards 1.12. 

 
15.  Outside Storage areas  limited to the western portion of the parcel, shall not be located 

within any required yard setback or parking areas nor shall they be located in any way 
which interferes with normal traffic flow onto, within or from the lot, or which impedes sight 
distance at intersections, or which otherwise impedes driver visibility.  

 
16.   All proposed exterior light fixtures must be reviewed and approved prior to installation.  All 

lighting must comply with Development Standards Division 1.3 Light and Glare.   
 
17.   Existing drainage patterns cannot be blocked or altered by material or equipment stored 

outside the building.  The property is in an “A” FEMA flood zone from the South Carson 
Street property line to about 60 feet to the west.   

 
18.    Wash pad size exceeds 600 square feet and needs to be covered per Carson City 

Municipal code Appendix 18, Division 15.7 – sand/oil interceptor section. 
 
19.   This property has a grease interceptor located on the southwest corner of the main building.  

Environmental Control Authority recommends the abandonment of this grease interceptor.   
 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), CCMC 18.04.135 General 
Commercial (GC), CCMC 18.03 (Definitions) 

 
MASTER PLAN DESIGNATION: Mixed Use Commercial (MUC) 
 
PRESENT ZONING: General Commercial (GC) 
 
KEY ISSUES: Will the proposed equipment rental, permanent outside storage, sales and display 
be in keeping with all of the standards of the Carson City Municipal Code?  Is this location 
appropriate for outside display?  Will the outdoor sales and display greatly increase sales at this 
retail location? 
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
WEST: General Commercial (GC)/ Commercial  
EAST: Public (P)/ Senior Housing    
NORTH: General Commercial (GC)/ Commercial        
SOUTH: Retail Commercial (RC) and General Commercial (GC)/ Commercial      
 
ENVIRONMENTAL INFORMATION: 
1 FLOOD ZONE: A Zone (100 year flood plain)  
2 EARTHQUAKE FAULT:  Zone II 
3 SLOPE/DRAINAGE: Site is primarily flat  
4 SOILS: 61: Surprise Gravelly Sandy Loam 0%-2% slopes 
 
SITE DEVELOPMENT INFORMATION: 
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1 LOT SIZE: 2.644 acres 
2 STRUCTURE SIZE: Existing structures 13,844 square feet 
3 STRUCTURE HEIGHT: Existing single story 
4 PARKING: Existing 33 striped parking spaces on the east, plus the area between the existing 

buildings on the west will be used for employee parking.  
5 SETBACKS:  No change proposed to existing buildings 
6   VARIANCES REQUESTED: None 
7. OUTDOOR STORAGE AREA:  Proposed at approximately 32,000 square feet or 28% of the 

site area 
 

PREVIOUS REVIEWS: 
• MPR-07-125, September 7, 2007, review of a proposed Feed Store business, with 

permanent outside storage, merchandise display and sales, including demolition of 
structures on site and addition of proposed warehouse building 

 
• SUP-07-144, October 24, 2007, request to allow permanent outside storage, 

merchandise display and sales of items such as tractors, trailers and additional 
equipment in the General Commercial zoning district.  
 

DISCUSSION:   
A Special Use Permit is required for the following reason: 
 
 According to CCMC Section 18.04.135.3 General Commercial Conditional Uses, Equipment 

Rental, Permanent Outside Display and Sales requires a Special Use Permit. 
 
The applicant, McDonald Family Trust, is proposing a new business in this location, America 
Rents, an equipment rental business.  This would be an expansion of their existing business in 
south Reno.  The business is described as a tool and equipment rental business that caters to 
both contractors and do-it-yourself customers and includes a wide range of tools and equipment 
from single hand tools and yard equipment to forklifts and aerial equipment.  The business also 
offers retail sales of tool, supplies, and some limited equipment inventory.  The applicant 
describes their business as less of an intense impact to the area than the previous use of a feed 
store with associated tractor and equipment sales, based on the fact that there would be less 
retail sales and overall customer traffic associated with this business model.   The previous 
business had display of farm and ranch equipment in the eastern section of the lot, adjacent to 
Carson Street with outside storage on the western portion of the lot.  This proposal is to continue 
the previous uses on the site of outside display and storage in these areas, with expansion of the 
outside storage on the west from approximately 23,000 square feet to approximately 32,000 
square feet.  Approximately 28% of the entire 2.644 acre site would be used for outside storage.  
Approval of the additional area for outside storage is requested with this Special Use Permit 
review, as outside storage is limited to 20% of the site as an accessory use in the General 
Commercial zoning district, unless prior review and approval is secured from the Planning 
Commission.   
 
It is anticipated the outdoor display and storage areas will have no impact to adjacent 
commercial properties, as this would be a continuation of a similar previously approved business 
use. The proposal is for display areas to change as necessary, with some products and materials 
on display being moved to the storage areas for secure keeping during the times the business is 
closed.  The area to the rear of the site (west) already has screening in place for the secure 
storage of materials and equipment, although additional fencing is proposed. The application 
includes the proposal to extend the existing chain link fence on the north and south sides farther 
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to the east and then north to south with two primary gates at the drive aisles leading into the site.   
 
Access to the site is available from Carson Street or from Curry Street, but the primary access 
will be from Carson Street for customers.  It is noted there is a shared access driveway with the 
property to the south.  This is a continuation of the previous situation with these businesses and 
is not a change.  Circulation of traffic is available for a loop from Carson Street and around the 
existing buildings then back to Carson Street, or for the occasional larger vehicles which are not 
able to make the loop, continuing through to Curry Street is available.  The gates at the rear 
would be open during business hours then closed and locked for security purposes during the 
time the business is closed, primarily in the evening hours and overnight. The proposed display 
at the front (east) is consistent with outside display of merchandise at other similar retail facilities 
within Carson City and is consistent with the prior approval of a Special Use Permit for a similar 
use at this site.  It is noted the use of this site prior to the feed store was a casino and restaurant, 
a business that was permanently open, with more traffic, activity, water and sewer usage than is 
anticipated with the proposed equipment rental use.  
 
The site has been bank-owned for an extended period of time and is described by the applicant 
as a blighted site.  The proposed business would enhance surrounding properties by improving 
the aesthetics and security of this area, provide lighting, camera security, as well as reduce 
crime and graffiti related to an empty building.  According to the applicant, while the building has 
been unused the site has been allowed to deteriorate.  Landscaping will be restored in 
compliance with the plan previously approved for the site, or a new landscaping plan in 
compliance with Development Standards Division 3 must be provided and approved if changes 
are proposed.    Any mature trees proposed to be removed from the site will require prior review 
and approval under Development Standards Division 3 Landscaping at 3.4 Preservation of 
Existing Trees and Shrubs, including evaluation of trees by an appropriate party prior to removal. 
Any new signage on the site will require a new sign permit. Re-facing of existing signage with no 
change to electrical does not require a permit.   
 
New light fixtures and security measures, including security cameras, are proposed.  All new 
exterior light fixtures must be reviewed and approved prior to installation, and must comply with 
the requirement for downward, not outward or upward lighting.  A recommended condition of 
approval states the applicant must submit the manufacturer’s specification sheet detail for review 
with a building permit prior to installation of any exterior fixtures.  Installation of electrical 
connections for proposed camera security equipment will need review and approval of a building 
permit.   
 
Adequate parking will remain on the site despite a portion of the lot area again being reserved for 
outdoor display of merchandise. Display areas shall not impede pedestrian movements.  This is 
also stated as a recommended conditional of approval. The project includes parking in excess of 
City requirements when areas proposed for employee parking at the middle and eastern end of 
the site are included in the review of available parking on the site.    
 
With the recommended conditions of approval, the findings to grant approval have been met by 
the applicant. The Planning Division staff is in support of this Special Use Permit application. 
Therefore, it is recommended that the Planning Commission approve SUP-15-056 based on the 
required findings.   
 
PUBLIC COMMENTS:    Public notices were mailed to 33 adjacent property owners within 575 
feet of the subject site.   At the writing of this report no written comments have been received 
either in favor of or in opposition to the proposal.  One e-mail requesting a telephone call 
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regarding the proposed was received and is enclosed.  A telephone call was made to the party, 
to discuss the proposal, but no comments were submitted.  Any comments that are received 
after this report is completed will be submitted to the Planning Commission prior to or at the 
meeting on July 29, 2015, depending on the date of submission of the comments to the Planning 
Division. 
 
OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: The following comments 
were received by various city departments.  Recommendations have been incorporated into the 
recommended conditions of approval, where applicable. 
 
Building Division:  

1. All projects and improvements must be performed in accordance with Nevada State 
Revised Statute (NRS) 623 & 624 and Carson City Municipal Code (CCMC) 15.05.020.  
 

2. All Repairs, Replacement, and Alterations must have proper permits and comply with 
International Building Codes, Uniform Plumbing Code, Uniform Mechanical Code or 
International Mechanical code, Fuel Gas Code, Electrical Code, Adopted International 
Energy Conservation Code, and Northern Nevada Amendments. 

 
3. All Contractors are required to carry State and local license.  

 
Engineering Division:  

1. Existing drainage patterns cannot be blocked or altered by material or equipment stored 
outside the building.  The property is in an “A” FEMA flood zone from the South Carson 
Street property line to about 60 feet to the west.  

 
Fire Department:   

1.  Project must comply with 2012 International Fire Code and Northern Nevada 
Amendments. 

 
2. Any interior building modifications must maintain fire sprinkler coverage and may require 

permits for modifications. 
 

Environment Control Authority: 
1. Wash pad exceeds 600 square feet and must be covered per CCMC Appendix 18 

Division 15.7 – sand/oil interceptor section. 
 

2. This property has a grease interceptor located on the southwest corner of the main 
building. Environment Control Authority recommends the abandonment of this grease 
interceptor. 

 
FINDINGS: Staff's recommendation is based upon the findings as required by CCMC Section 
18.02.062 (Special Use Permits) enumerated below and substantiated in the public record for the 
project. 
 
1. Will be consistent with the master plan elements. 
 
Chapter 3: A Balanced Land Use Pattern 
 
2.3b—Mixed-Use Development 
Encourage the incorporation of complementary retail development in conjunction with 
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employment and residential uses, as supported by the policies for the Mixed-Use Employment 
and Mixed-Use Residential land use categories contained in Chapter 3. 
 
This project site has a Master Plan Designation of Mixed Use Commercial  (MUC), which allows 
the proposed retail use, and allows equipment rental permanent outside storage, display and 
sales as a conditional use after approval of a Special Use Permit by the Planning Commission. 
Per the submission from the applicant the proposed use and request for a Special Use Permit is 
consistent with the MUC element for this parcel and the surrounding commercial area. This is a 
proposed expansion of a business currently located in south Reno to a site which is very similar 
to the business previously on this site.  The site appears to meet the standards in regard to 
requirements.  The applicants are proposing few modifications to existing buildings or to the 
former layout and use of the site. 
 
Chapter 5:  Economic Vitality 
5.2b—Encourage Reuse/Redevelopment of Underused Retail Spaces 
Encourage the redevelopment and reuse of underutilized retail spaces along major gateway 
corridors (such as the vacant K-Mart building on North Carson Street, the Eagle Station and 
Southgate Shopping Centers on South Carson Street, and the Downtown central business 
district) with tenants that will serve the broader community.   Use available tools, such as adding 
additional redevelopment districts, to attract retail tenants to underutilized spaces, and continue 
to explore the use of incentive programs, such as capital projects subsidies (e.g., access 
improvements and façade upgrades) and land subsidies to mitigate rising and prohibitive land 
costs.   
 
The applicant is proposing the business in an existing retail/commercial site which will require 
only minor modification to support the new business.  This business meets the Master Plan 
finding for the encouragement or reusing of underused, vacant existing retails spaces as per 
5.2b. 
 
Per the applicant, the display and appearance of these products is intended to encourage 
business, including rentals and sales at this location to the local and driving community. The 
business is proposed to draw customers to rent equipment and materials, with a minor portion of 
the customer base being directed to retail purchases.  The placement of outside display is an 
encouragement for additional rental, use and sales of their product.  This is commonly used 
method of advertising for this type of business.     
 
2. Will not be detrimental to the use, peaceful enjoyment, economic value, or development 

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

 
The proposed permanent outside storage, display and sales of equipment and materials is not 
anticipated to be detrimental to the immediate vicinity or the neighborhood, as this corridor of 
South Carson Street has several existing commercial businesses that currently have outdoor 
display of vehicles, trucks, motorcycles and trailers.  Having the display of additional equipment 
available for rent is quite similar in scope, size and visual impact to other existing displays in this 
vicinity.   
 
The previous use on this site of retail sales of trailers, farm equipment and other items related to 
a feed store has been closed for some time.  The site is considered to be blighted as it is 
currently empty and unused.  A new use on the site would be an improvement to the business 
community, while the proposed business is very similar to the previous use, with the exception of 
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the addition of rental of equipment, rather than sales, and would require only minor modification 
of the site to resume. The neighborhood is not likely to be negatively impacted by resumption of 
outside display of products. 
 
There is no anticipated detrimental impact to surrounding properties or the general neighborhood 
as a result of this request for permanent outside display, sales and outdoor storage within an 
enclosed fenced area.   Additional proposed fencing will be the main change to the site, other 
than restoration of existing features which have deteriorated while the site was vacant.  Existing 
buildings, display areas and large items available for customers to review will be similar to the 
previous use on the site.  The proposed hours of operation listed in the application will be similar 
to or slightly less than the previously business, but are not being reviewed or restricted with this 
Special Use Permit. 
 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic.  
 
This is an existing business location within the South Carson Street/Highway 50/Highway 395 
area, with ongoing heavy traffic in this vicinity.  Traffic to this site could utilize both Carson Street 
and Curry Street but customers will be encouraged to utilize the Carson Street entrance  An 
additional gate for access is being proposed on Curry Street.  No detrimental effect regarding 
traffic is anticipated, as the business is adjacent to the major thoroughfare for access through 
Carson City, where large numbers of vehicles pass every day. No impediment to pedestrian or 
vehicular traffic is anticipated with the appropriate placement of the outside display of rental and 
sale equipment. Appropriate areas are proposed to be marked to avoid conflict with  walking, 
handicapped accessible areas, sidewalks and drive aisles.   
 
Approval of the Special Use Permit request for outdoor storage, outside display and sales of 
rental equipment for the consumer would allow the flexibility of viewing, securing and hauling 
larger equipment and materials from an outdoor environment, rather than the difficulty of 
removing and returning equipment to the inside of a building. 
 
4. Will not overburden existing public services and facilities, including schools, police 

and fire protection, water, sanitary sewer, public roads, storm drainage, and other 
public improvements.  

 
The proposed business will replace a feed store with associated sales of large equipment.  This 
equipment rental business is similar, but has stated in the application that this business is more 
related to rental than retail sales, and it is anticipated that less customer traffic will occur on the 
site than at the previous business.  The use of the site prior to the last business was a casino 
and restaurant, which did generate more need for public services such as water and sewer.  This 
business is not anticipated to need other public services such as schools, police and fire 
protection.   
 

5. Meets the definition and specific standards set forth elsewhere in this title for such 
particular use and meets the purpose statement of that district.  

 
The purpose of the General Commercial zoning district is to preserve a commercial district 
limited primarily to retail and wholesale sales of new and used materials, repair and service 
facilities, and offices.  Temporary unscreened outside display and sale of merchandise for a 
period not to exceed 30 days within a calendar year may be authorized by the Director subject to 
Title 18 (Outdoor Sales and Activities), and that such display does not interfere with the 
circulation or result in the deletion of any required parking spaces.  Furthermore, such display 
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shall not interfere with the safe, convenient passage of pedestrians.  
 

Outside display and storage of autos, recreational vehicles and mobile homes is allowed in 
accordance with an existing business with sales of autos, recreation vehicles and mobile homes 
is allowed in accordance with Division 2 of the Development Standards and provided the 
vehicles or mobile homes do not encroach into City or State Right-of-Way without an approved 
encroachment permit and are screened from adjacent parcels.  
  
The proposed use of equipment rental, permanent outdoor storage and outside sales and display 
is conditional within the General Commercial zoning district and requires approval of a Special 
Use Permit.  The proposed outdoor storage area at 32,000 square feet would be 28% of the site, 
exceeding the allowed limitation of 20%.  A request for an increase in the allowed outdoor 
storage area is included with this permit.   
 
6. Will not be detrimental to the public health, safety, convenience and welfare. 
  
The proposed outside display of large rental equipment, tools and equipment used by 
contractors and do-it-yourself customers is proposed to be allowed to expand over an area of 
approximately 32,000 square feet of the site.  It is not anticipated to be detrimental to the public 
health, safety, convenience and welfare.  A more convenient way to display and facilitate the 
rental and sales of these products is through outside display, which is a common method of 
advertising related to this type of business.  These products would be easily seen by the driving 
public who are passing this site on Highway 395, where the public could be encouraged to stop 
in and rent or buy the tools and equipment which have been seen from the street.   
 
7. Will not result in material damage or prejudice to other property in the vicinity.  
 
The outside display of large items available for sale or rent at this location is not anticipated to 
result in material damage or prejudice to other property in the vicinity.  This is an anticipated 
resumption of a similar use which was previously located on this parcel.  An anticipated change 
is the addition of large rental items rather than sale items and a larger outside display area.  The 
equipment may be a different product, but will generally be large equipment outside the building 
available to be seen by the motoring public on the adjacent highway.  
 
Respectfully submitted, 
 
PLANNING DIVISION 
 
Attachments  
Building Comment 
Engineering Comment 
Fire Comment 
Environmental Control Comment 
E-mail Michael Matuska 
SUP-15-056 Application 
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