
STAFF REPORT FOR PLANNING COMMISSION MEETING OF JANUARY 15, 2019 
 
FILE: ZMA-18-180                                         AGENDA ITEM:  E.4 
 
STAFF CONTACT:  Heather Ferris, Associate Planner 
 
AGENDA TITLE:   To make recommendation to the Board of Supervisors regarding a Zoning Map 
Amendment for a zoning change from Retail Commercial (RC) to General Commercial (GC) on a portion 
of APN 002-061-34. The subject property is located at 2203-2323 North Carson Street (Hot Springs 
Center). 
 
STAFF SUMMARY: The applicant is requesting a split zoned parcel with Retail Commercial 
zoning remaining along the North Carson Street frontage and General Commercial to the rear.  
The General Commercial zoning will provide the land owner with a broader range of uses for the 
property. 
 
RECOMMENDED MOTION: “I move to recommend to the Board of Supervisors approval 
of ZMA-18-180, a Zoning Map Amendment to change the zoning from Retail Commercial 
to General Commercial for a portion of a property located at 2203-2323 North Carson 
Street, based on the findings contained in the staff report.” 
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LEGAL REQUIREMENTS:  CCMC 18.02.050 (Review); 18.02.075 Zoning Map Amendments 
and Zoning Code Amendments 
 
MASTER PLAN DESIGNATION:  Community/Regional Commercial (C/RC) 
 
EXISTING ZONING DESIGNATION:  Retail Commercial (RC) 
 
PROPOSED ZONING DESIGNATION:  Retail Commercial (RC) and General Commercial (GC) 
 
KEY ISSUES:  Is the zoning map amendment consistent with the Master Plan?  Is the zoning 
map amendment compatible with existing adjacent uses? 
 
SURROUNDING ZONING AND LAND USE INFORMATION: 
NORTH:  Retail Commercial/ Restaurant and Vacant 
SOUTH:  Retail Commercial/ Retail 
EAST:  General Commercial and Retail Commercial/ Retail 
WEST:  Retail Commercial/ Retail 
 
ENVIRONMENTAL INFORMATION: 
FLOOD ZONE: Zone X (Area of Minimal Flooding)  
EARTHQUAKE FAULT:  Beyond 500 feet; Severe earthquake potential 
SLOPE/DRAINAGE:  Site is flat 
 
SITE DEVELOPMENT INFORMATION: 
LOT SIZE:  2.34 acres 
BUILDING SIZE:  3 buildings totaling 23,031 square feet 
 
SITE HISTORY: 

• AB-97/98-13:  Abandonment of a portion of right-of-way for Hot Springs Road.  
Approved by the Board of Supervisors July 16, 1998. 
 

• MPR-12-144:  Major Project Review for Jimmy John’s restaurant, completed December 
18, 2012. 
 

• ADM-12-137:  Administrative Permit to allow for the Jimmy John’s restaurant drive-
through window facing a street frontage.  Approved by the Administrative Permit Hearing 
Examiner on January 4, 2013. 
 

• MPR-17-077:  Major Project Review for a daycare facility for 65 children, completed 
June 20, 2017. 
 

• SUP-17-084:  Special Use Permit to allow for a child care facility for 65 children.  
Approved by the Planning Commission on July 26, 2017. 

 
DISCUSSION: 
The subject property is located at the northeast corner of N. Carson Street and Hot Springs 
Road.  The parcel is approximately 2.34 acres in size and contains three buildings totaling 
23,031 square feet in size.   
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The current Master Plan designation of the subject parcel is Community/Regional Commercial.  
Per the Master Plan, the characteristics of the Community/Regional Commercial designation is 
to provide for a mix of retail services 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.  Surrounding properties are all designated as Community/Regional Commercial 
on the Master Plan. The Master Plan is a policy document that outlines the City’s vision and 
goals for the future, and provides guidance for making choices regarding the long-range needs 
of the community.  The Zoning Map is a tool to implement the Master Plan.  Pursuant to Nevada 
Revised Statutes (NRS) 278.250 the zoning map designation shall be consistent with the 
Master Plan designation.  There are several zoning districts that are consistent with the Master 
Plan designation of Community/Regional Commercial, including Retail Commercial, General 
Commercial, Neighborhood Business, and Tourist Commercial. 
 
The property is currently zoned Retail Commercial.  The applicant is proposing to change the 
zoning on the rear portion of the property (approximately 1.6 acres) to General Commercial, 
leaving the portion of the parcel that fronts N. Carson Street in a Retail Commercial zoning 
district.  Both the Retail Commercial and General Commercial zoning districts are consistent 
with the underlying Master Plan of Community/Regional Commercial. 
 
The front portion of the property, which would remain Retail Commercial, contains the existing 
Jimmy John’s and Denny’s restaurants.  The rear portion of the property, proposed for General 
Commercial, contains a strip mall type building which houses Athena’s Daycare, various retail 
uses, as well as several vacant store fronts.  The applicant notes the change in retail shopping 
patterns in recent years and the coinciding struggle to attract and keep retail tenants over the 10 
or more years.  Amending the zoning for a portion of the property from Retail Commercial to 
General Commercial would allow for a broader range of business uses for the property.  It is the 
applicant’s hope that these broader range of uses will result in filling the underutilized retail 
spaces. 
 
The uses allowed in the Retail Commercial zoning district are limited primarily to offices and 
retail sales of new merchandise, whereas the General Commercial zoning district allows for 
expanded uses such as retail and wholesale sales of new and used material, repair and service 
facilities, and offices. 
 
PUBLIC COMMENTS:  Public notices were mailed to 37 adjacent property owners and 87 
mobile home park tenants within 600 feet of the subject parcel in accordance with the provisions 
of NRS and CCMC 18.02.045 on December 27, 2018.  At the time of the writing of this report, 
no comments have been received in support or opposition to this request.  Any comments that 
are received after this report is completed 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 City departments. 
 
Engineering Division:   
 
The Engineering Division has no preference or objection to the zoning change requested. 
Information submitted with the application has demonstrated that infrastructure can support the 
request within standard development practices and is not in conflict with any engineering related 
master plans.    
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The Engineering Division has reviewed the request within its areas of purview relative to 
18.02.075 Zoning map amendments and zoning code amendments.  The following discussion is 
offered.                     
  
CCMC 18.02.075 (5.b.1) – Compliance with Master Plan 
The zoning map amendment is not in conflict with the intent of master plan elements for water, 
sewer, transportation, or storm water.  
 
CCMC 18.02.075 (5.b.2&3) – Compatible Land Use 
Development Engineering has no comment on these findings. 
 
CCMC 18.02.075 (5.b.4) – Impact on Public Services, Facilities, Health and Welfare 
The capacities of the City sewer, water, storm drain, and transportation systems appear to be 
sufficient to meet the demand that may potentially be imposed by a project allowed by the 
proposed zoning.  Any new project, however, must complete project impact reports to show that 
existing facilities can meet demands within the standards set by municipal code.  Any project 
approved in the new zoning area that would cause impacts beyond those allowed by municipal 
code, would be required by municipal code to mitigate those impacts as part of the design of the 
new development.    
 
Fire Department:  No concerns. 
 
ZONING MAP AMENDMENT FINDINGS:  Per the provisions of CCMC Section 18.02.075.5.b, 
the Planning Commission, in forwarding a recommendation to the Board of Supervisors for 
approval of a Zoning Map Amendment, shall make the following findings of fact: 
 
1. That the proposed amendment is in substantial compliance with and supports the 

goals and policies of the master plan. 
 

Chapter 3 of the Master Plan addresses a balanced land use pattern.  Policy C/RC 1.1 
of the Master Plan sets out the characteristics of the commercial uses associated with 
this land use designation.  The uses could include a variety of general merchandise, 
grocery, apparel, appliances, specialty markets, restaurants, and specialty stores.  The 
variety of uses allowed in the Community/Regional Commercial land use designation is 
intended to provide for a variety of community needs.  The zoning districts that 
correspond to that land use designation are General Commercial, Retail Commercial, 
Neighborhood Business, and Tourist Commercial.  Therefore, the proposed zoning map 
amendment to General Commercial for a portion of the subject property will maintain 
consistency with the Master Plan Land Use Map while allowing for a wider variety of 
uses than is currently allowed in the Retail Commercial zoning. 
 

2. That the proposed amendment will provide for land uses compatible with existing 
adjacent land uses and will not have detrimental impacts to other properties in the 
vicinity.  

 
The property is located in a commercial area and is surrounded by other commercial 
properties in the Retail Commercial and General Commercial zoning districts. The 
proposed amendment would extend the General Commercial zoning that is to the 
northeast of the subject property, while maintaining the Retail Commercial zoning along 
the N. Carson Street frontage consistent with the other commercial properties that front 
N. Carson Street in this area of the City.  Therefore, the proposed amendment will be 
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compatible with existing adjacent land uses and will not have detrimental impacts to 
other properties in the vicinity.   

 
3. That the proposed amendment will not negatively impact existing or planned 

public services or facilities and will not adversely impact the public health, safety 
and welfare. 
 
The proposed amendment is not anticipated to negatively impact existing or planned 
public services or facilities.  The capacities of the City sewer, water, storm drain, and 
transportation systems appear to be sufficient to meet the demand that may potentially 
result from a project allowed by the proposed zoning.  Any new project, however, must 
complete project impact reports to show that existing facilities can meet demands within 
the standards set by municipal code. 
 

Attachments: 
 Draft Zoning Map Amendment Ordinance 
 Engineering comments 
 Application (ZMA-18-180) 
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SUMMARY – An ordinance amending the Carson City zoning map. 
 

         
BILL NO. ______ 

ORDINANCE NO.  2019-__ 
 
 

AN ORDINANCE TO CHANGE THE ZONING FROM RETAIL COMMERCIAL  
TO GENERAL COMMERCIAL FOR A PROTION OF A PROPERTY  LOCATED 
AT 2203-2323 NORTH CARSON STREET, APN 002-061-34. 

 
The Board of Supervisors of Carson City do ordain: 

 
 
SECTION I:  

An application for a Zoning Map Amendment on Assessor’s Parcel Number 002-061-34, 

property located at 2203-2323 N. Carson Street, Carson City, Nevada, was duly submitted by 

the Carson City Planning Division in accordance with Section 18.02.075, et seq. of the Carson 

City Municipal Code (CCMC). The request will result in the zoning designation of a portion of the 

subject parcel APN 002-061-34 changing from Retail Commercial to General Commercial.  After 

proper noticing pursuant to NRS 278 and CCMC Title 18, on January 15, 2018, the Planning 

Commission, during a public hearing, reviewed the Planning Division staff report, took public 

comment and voted __ ayes, __ nays to recommend to the Board of Supervisors approval of 

the Zoning Map Amendment. 

 

SECTION II: 

 Based on the findings that the Zoning Map Amendment would be in substantial 

compliance with the goals, policies and action programs of the Master Plan, that the 

Amendment will provide for land uses compatible with existing adjacent land uses and will not 

have detrimental impacts to other properties in the vicinity; that the Amendment will not 

negatively impact existing or planned public services or facilities and will not adversely impact 

the public health, safety and welfare; and that the request satisfied all other requirements for 

findings of fact enumerated in CCMC Section 18.02.075(5), the zoning map of Carson City is 

amended changing the zoning of a portion of Assessor’s Parcel Number 002-061-34 from Retail 

Commercial to General Commercial, as depicted on Attachment A. 

 

 PROPOSED this         day of                    , 2019. 
 
 PROPOSED BY Supervisor         
 
 PASSED on the _____ day of ____________________, 2019. 
 

   VOTE:              AYES: __________________________________ 
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__________________________________ 

 
__________________________________ 

 
__________________________________ 

 
__________________________________ 

 
NAYS: __________________________________ 

 
__________________________________ 

 
ABSENT: __________________________________ 

 
 

      __________________________________ 
        ROBERT L. CROWELL, Mayor 
 
 
 
ATTEST: 
 
___________________________ 
SUSAN MERRIWETHER, Clerk-Recorder 
 
This ordinance shall be in force and effect from and after the ____ of _______________, 2019. 
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Engineering Division 
Planning Commission Report 

ZMA-18-180 2203-2323 N Carson St (Glyn Burge) 
 

TO:  Heather Ferris  -  Planning Department 
 
FROM: Guillermo Munoz E.I. -  Development Engineering Dept. 
 
DATE:  12-21-2018   MEETING DATE: January 15, 2019 
 
SUBJECT TITLE: 
Action to consider a change in zoning for parcel 002-061-34 at 2203-2323 N 
Carson St from Retail Commercial to General Commercial  
 
RECOMMENDATION: 
The Engineering Division has no preference or objection to the zoning change 
requested. Information submitted with the application has demonstrated that 
infrastructure can support the request within standard development practices and 
is not in conflict with any engineering related master plans.    
 
DISCUSSION: 
The Engineering Division has reviewed the request within our areas of purview 
relative to adopted standards and practices and to the provisions of 18.02.075 
Zoning map amendments and zoning code amendments.  The following 
discussion is offered.                     
  
 
CCMC 18.02.075 (5.b.1) – Compliance with Master Plan 
The zoning map amendment is not in conflict with the intent of master plan 
elements for water, sewer, transportation, or storm water.  
 
CCMC 18.02.075 (5.b.2&3) – Compatible Land Use 
Development Engineering has no comment on these findings. 
 
CCMC 18.02.075 (5.b.4) – Impact on Public Services, Facilities, Health and 
Welfare 
The capacities of the City sewer, water, storm drain, and transportation systems 
appear to be sufficient to meet the demand that may potentially be imposed by a 
project allowed by the proposed zoning.  Any new project, however, must 
complete project impact reports to show that existing facilities can meet demands 
within the standards set by municipal code.  Any project approved in the new 
zoning area that would cause impacts beyond those allowed by municipal code, 
would be required by municipal code to mitigate those impacts as part of the 
design of the new development.  
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