
 
STAFF REPORT FOR PLANNING COMMISSION MEETING OF OCTOBER 24, 2018 

 
FILE NO: SUP-18-131            AGENDA ITEM:    E-1 

         
STAFF CONTACT:  Hope Sullivan, Planning Manager 
 
AGENDA TITLE: For Possible Action: Consideration of a Request for a Special Use Permit for 
a Residential Use in a Non-Residential zoning district on property zoned Retail Commercial, 
located at 110 Corbett Street, APN 002-137-08.  
 
STAFF SUMMARY: The applicant is seeking to establish a residential use at the subject 
property, with an office use on the second floor.  Residential uses are conditional uses in the 
Retail Commercial zoning district.  Therefore, the residential use may only establish upon 
approval of a Special Use Permit.  
    
RECOMMENDED MOTION:  “I move to approve SUP-18-131, a Special Use Permit to allow 
a residential use in the Retail Commercial zoning district, located at 110 Corbett Street, 
APN 002-137-08, based on findings and subject to conditions of approval contained in 
the staff report.” 
 

VICINITY MAP: 

 
 
RECOMMENDED CONDITIONS OF APPROVAL: 
 
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 may be rescheduled for the next Planning Commission meeting for 
further considerations.  

 
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.  
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4. The use for which this permit is approved shall commence within 12 months of the date of 

final approval. A single, one year extension of time may be requested in writing to the 
Planning Division thirty days prior to the one year expiration date. Should this permit not be 
initiated (obtain a Building Permit) within one year and no extension granted, the permit 
shall become null and void.  

 
5. The residential use may not establish until required permits from the Building Department 

and the Fire Department have been obtained and the work has passed a final inspection. 
 
6. The project must comply with the Carson City fire code and northern Nevada fire code 

amendments as adopted. 
 
7. Project is a change of use from a B occupancy to a mixed use B/R3.  This requires a permit 

through the Building Division. 
 
8. Project requires fire sprinklers and fire alarm. 
 
9. Project requires a knox box. 
 
10. Only one single family residence is allowed within the building. The residence must comply 

with the definition of Single Family Dwelling as described in Title 18.03 Definitions at all 
times, including limitations regarding the number of people living on the site. The building 
shall not be modified to be a two-family or multi-family dwelling.   

 
11. As the site can only accommodate two on-site parking spaces, uses other than one single 

residence may not be established on site. 
 

12. The garage must continue to be utilized as a garage and not converted to a residential use. 
 

13. The applicant is required to connect to public water and sewer utilities. 
 

14. No office use is allowed if the residential use is established. 
 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), 18.04.130 Retail 
Commercial (RC) Conditional Uses 
 
MASTER PLAN DESIGNATION: Community / Regional Commercial 
 
PRESENT ZONING: Retail Commercial 
 
KEY ISSUES: Does the application meet the required findings for approval of a Special Use 
Permit?  Is the proposed modification of a commercial building to a residential use in an existing 
building in this location compatible with surrounding properties?   
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
NORTH:  Retail Commercial / Day Care 
EAST:      Multi-Family Apartment / Apartment Building 
SOUTH:   Retail Commercial / Single Family Residential 
WEST:     Retail Commercial / Commercial  
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ENVIRONMENTAL INFORMATION: 
1. FLOOD ZONE:  Zone XS (Between 100 year and 500 year flood plain) 
2. EARTHQUAKE FAULT:  Moderate, Zone II 
3. SLOPE/DRAINAGE:  Flat 
 
SITE DEVELOPMENT INFORMATION: 
LOT SIZE: 6,938 square feet 
EXISTING LAND USE: Vacant non-residential building 
PARKING:  Two spaces 
SETBACKS:  No change 
VARIANCES REQUESTED:  None 
 
DISCUSSION:   
A Special Use Permit is required for the following reason: 
 
•    According to CCMC Title 18.04.130 Retail Commercial, a residential use is a conditional use 

in this zoning district, requiring prior review and approval of a Special Use Permit.  
 
The subject property was constructed in 1968, and was most recently used as a warehouse.  
The property includes the primary building with an attached two car garage.  The request is to 
allow the conversion of the existing building into a residence with office on the second floor. 
 
The 100 block of Corbett Street can be described as a mixed use area.  The Robertson House, a 
museum owned by the City, is located on the southwest corner of North Carson Street and 
Corbett Street.  The remaining four lots on the southside of Corbett Street are occupied by a pet 
groomer, and the back of three single family residences that front on Rice Street. 
 
To the west of the subject property is Ponderosa Stamp, a commercial use, and to the east of 
the subject property is an apartment building. 
 
Per the provisions of 18.02.080, the Planning Commission has the authority to approve a Special 
Use Permit upon making each of the seven required findings in the affirmative. 
 
PUBLIC COMMENTS:  Public notices were mailed to 30 property owners within 300 feet of the 
subject property on September 28, 2018.  As of the writing of this report, one email has been 
received expressing concern relative to parking.  Any additional comments that are received after 
this report is completed will be submitted to the Planning Commission prior to or at the meeting 
on October 24, 2018, depending on the date of submittal 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 Department: no comments 
 
Fire Department:   
1. Project must comply with the Carson City fire code and northern Nevada fire code 

amendments as adopted. 
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2. Project is a change of use from a B occupancy to a mixed use B/R3.  This requires a 
permit through the Building Division. 
 

3. Project would require fire sprinklers and fire alarm. 
 

4. Project would require a Knox box. 
 
Engineering Department:   No comments. 
 
Environment Control Authority:  No concerns. 
 
Health Department: No concerns. 
 
Parks and Recreation: No comments 
 
FINDINGS:   Staff's recommendation is based upon the findings as required by CCMC Section 
18.02.080 (Special Use Permits) enumerated below and substantiated in the public record for the 
project. 
 
1. Will be consistent with the objectives of the Master Plan elements. 
 
Staff finds that the request is consistent with the Master Plan, specifically Guiding Principle 2: 
Balanced Land Use Mix, associated goal 2.2, and associated policy 2.2a as noted below. 
 
Guiding Principle 2: Balanced Land Use 
The City will work to broaden and diversify its mix of land uses in targeted areas as well as 
citywide.  Particular emphasis will be placed on expanding housing, retail, and service options to 
better serve both existing residents and the City’s large non-residential workforce – achieving a 
better balance as a place to live as well as work. 
 
Goal 2.2 Expand Housing Variety 
 
Policy 2.2a Variety of Housing Types 
Encourage a mix of housing models and densities for projects within the urbanized area based 
upon their size, location, surrounding neighborhood context, and applicable land use policies, as 
contained in Chapter 3.  In general, larger neighborhoods should incorporate the largest variety 
while a smaller site surrounded by existing housing may be more limited by required transitions, 
etc.   
 
Of note, the Master Plan Land Use designation for the subject property is Community / Regional 
Commercial.  That designation is described as providing a mix of retail service in a concentrated 
setting that serves the local community, but may also include larger retail centers with unique 
stores or characteristics that provide a regional draw.   
 
Typically, staff would find a single family residential use inconsistent with Community / Regional 
Commercial land use designation.  But, given the existing surrounding neighborhood context, 
staff is finding for Master Plan consistency. 
 
2. Will not be detrimental to the use, peaceful enjoyment, economic value, or development 

of surrounding properties or the general neighborhood; and is compatible with and 
preserves the character and integrity of adjacent development and neighborhoods or 
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includes improvements or modifications either on-site or within the public right-of-way 
to mitigate development related to adverse impacts such as noise, vibrations, fumes, 
odors, dust, glare or physical activity.   

 
This proposal is to allow a change of occupancy of an existing building from a warehouse to a 
residential use with office on the second floor.  In terms of the proposed residential use, staff 
finds it will not be detrimental to the enjoyment or economic value of surrounding properties.  
There are currently three single family residences across the street from the subject property, 
and an apartment building next door.  Staff does not find that the proposed residential use will 
create noise, vibrations, fumes, odors, dust, glare or physical activity that will be detrimental to 
surrounding properties. 
 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic.   
 
No increase in vehicular or pedestrian traffic is anticipated with the requested residential use.   
 
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 site is not currently served by public water or sewer, but both facilities are available in the 
street in front of the property.  If the Special Use Permit is approved, the applicant will be 
required to connect to public water and sewer.  It is not anticipated that the modification of the 
use from a warehouse to a residential use will overburden existing public services and facilities. 
 
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 Retail Commercial zoning district is to preserve a commercial district limited 
primarily to offices and retail sale of new merchandise.  Of note, a warehouse, which was the 
previous use of this property, is not an allowed use in this zoning district.  A residential use is a 
conditional use in the Retail Commercial zoning district. 
 
The applicant is requesting to utilize the site for both residential and office.  The site only has two 
parking spaces.  Tandem parking is not allowed.  Per Division 2 of the Development Standards, 
a single residential unit requires two parking spaces.  Therefore, although the applicant has 
requested the ability for a residential use with office space on the second floor, there is not 
sufficient parking to accommodate both uses.  Therefore, if the Special Use Permit is approved 
and the applicant establishes a residential use, other uses, including office uses, could not also 
be established on the property. 
 
The change of use from a warehouse to a residential use will require building permits and fire 
permits so that the residential use is in compliance with those codes.  These permits must be 
obtained, and finaled prior to occupancy of the building as a residential use. 
 
Supplemental standards for residential uses in non-residential zoning districts are included 
Section 1.18 of the Development Standards.  These standards require a 20 foot setback in the 
Retail Commercial zoning district if the use is adjacent to a residential zoning district.  Property to 
the east is zoned Multi-Family Apartment and improved with apartments.  The existing building 
on the subject property has a garage on the east side of the property that is nine feet from the 
property line.  The portion of the building that will be utilized for the residence is west of the 
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garage.  All improvements are existing.  Staff finds that provided the garage continues to function 
as a garage, the setback will be met. 
 
The supplemental standards also require that a single family residence have 250 square feet of 
open space.  The subject property has a “backyard” that meets this requirement. 
 
6. The use will not be detrimental to the public health, safety, convenience and welfare.  
 
The proposed conversion of the building to a residence is not anticipated to be detrimental to the 
public health, safety, convenience and welfare.  The residential use is not anticipated to have 
adverse impacts on the area, particularly since there are already residential uses in the area. 
 
7. Will not result in material damage or prejudice to other property in the vicinity, as a 

result of proposed mitigation measures.  
 
The modification of a building from a warehouse use to a residential use is not anticipated to 
result in material damage or prejudice to other properties in the vicinity.  A number of 
surrounding properties are also residential in nature, and have been able to co-exist with the 
non-residential uses in the area without any concerns.   
 
 
Per 1.18 of the Development Standards, two of the following four supplemental findings must 
also be made. 
 
1. The development is not situated on a primary commercial arterial street frontage.  
The subject property is not situated on a primary commercial arterial street frontage. 

 
2.  The development is integrated into a mixed-use development that includes 

commercial development  
The subject property is in an area of the City that is mixed-use development with various 
residential and non-residential uses co-located. 
 
3.  The applicant has provided evidence that the site is not a viable location for 

commercial uses.  
4.  The site is designated Mixed-Use Commercial, Mixed-Use Residential or Mixed-Use 

Employment on the Master Plan Land Use Map and the project meets all applicable 
mixed-use criteria and standards.  

 
 
Attachments: 
Engineering Comments 
Building Comments 
Fire Department Comments 
Email Dated October 13, 2018 from Jan Baldwin 
Application: SUP18-131 
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Engineering Division 
Planning Commission Report 

File Number SUP 18-131 
 
TO:  Planning Commission 
 
FROM  Guillermo Munoz, E.I. 

 
MEETING DATE:  October 24, 2018 
 
 
SUBJECT TITLE: 
 
Action to consider an application for a Special Use Permit from SUP 18-131 Ed Silsby 
Convert to Residence apn 02-137-08 
RECOMMENDATION: 
 

The Engineering Division has no preference or objection to the special use request and 
offers the following condition of approval: 

• Project must meet Carson City Development Standards including but not 
limited to the requirements referenced in the engineering discussion 
 

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.  All construction and improvements must meet the 
requirements of Carson City and State of Nevada Codes and Development Standards. 
Applicant will be required to improve driveway approach so that it complies with ADA 
standards, per Development Standards. 

 
 
CCMC 18.02.080 (2a) - Adequate Plans 
The information submitted by the applicant is adequate for this analysis. 
 
CCMC 18.02.080 (5a) - Master Plan  
The request is not in conflict with any Engineering Master Plans for streets or storm 
drainage. 
 
CCMC 18.02.080 (5c) - Traffic/Pedestrians 
The proposal will not affect traffic or pedestrian facilities. 
 
CCMC 18.02.080 (5d) - Public Services 
Reference discussion for concerns related to pedestrian walkways. 
  



Building Department Comments 
 
10/09/2018 
 
SUP-18-131 110 Corbett Street (Ed Silsby) (existing structure - change of use)  

1) Engineering analysis for (foundation, seismic and wind lateral analysis, floor load, roof) 
2) Code analysis, construction type, occupancy type,  
3) Accessibility for office use  
4) Change of occupancy 3406  
5) Fire Separation per Table 602 IBC (rated both sides 705.5) R3/B 
6) Fire Sprinklers may be required for R-3 constructed under the IBC 
7) Opening protections  
8) Com Check Calculations, or rated system for building  
9) Provide complete assembly on plans 
10) Drawing to be provided by design professional  
11) Nevada State licensed contractor – must sign for permit 
12) Plumbing, mechanical, Electrical Plans, floor plan,  sections, elevations 

 



Fire Department Comments 
 
09/21/2018 
 
Comments for SUP 18-131: 
 

1. Project must comply with the Carson City fire code and northern Nevada fire code 
amendments as adopted. 

2. Project is a change of use from a B occupancy to a mixed use B/R3.  This requires a 
permit through the Building Division. 

3. Project would require fire sprinklers and fire alarm 
4. Project would require a Knox box. 

 
Dave Ruben 
Fire Marshal  
Carson City Fire Department 
777 S. Stewart Street 
Carson City, NV 89701 
 
Direct 775-283-7153 
Main 775-887-2210 
FAX 775-887-2209 
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