
 STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF AUGUST 28, 2019 
 
FILE NO:  SUP-19-123       AGENDA ITEM:  E.7  
 
STAFF CONTACT:  Heather Ferris, Associate Planner 
 
AGENDA TITLE:  SUP-19-123 For Possible Action: Discussion and possible action 
regarding a request for a Special Use Permit for a single-family residential use on property zoned 
Retail Commercial, located at 1214 North Roop Street, APN 002-142-24. (Heather Ferris, 
hferris@carson.org)  
 
Summary: Carson City Municipal Code 18.04.130.3 permits residential uses in the Retail 
Commercial zoning district subject to first obtaining a Special Use Permit. The applicant is 
proposing to convert the existing building from a non-residential use (an office) back to a single-
family residence. The Planning Commission has the authority to approve a Special Use Permit. 
 
RECOMMENDED MOTION: “I move to approve SUP-18-178, based on the findings, and subject 
to the conditions of approval contained in the staff report.”  
 
VICINITY MAP: 
 

 
 
 
 

Subject Parcel 
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RECOMMENDED CONDITIONS OF APPROVAL:  
 
1. All development shall be substantially in accordance with the approved site development 

plan. 
 

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

3. The use for which this permit is approved shall commence within twelve (12) months of 
the date of final approval. A single, one (1) year extension of time must be requested in 
writing to the Planning and Community Development Department thirty (30) days prior to 
the one (1) year expiration date.  Should this permit not be initiated within one (1) year 
and no extension granted, the permit shall become null and void. 

 
4. The applicant must sign and return the Notice of Decision for conditions of approval within 

ten (10) days of receipt of notification. If the Notice of Decision is not signed and returned 
within ten (10) days, then the item may be rescheduled for the next Planning Commission 
meeting for further considerations. 
 

5. There shall be no driveway allowed on N. Roop Street. 
 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), CCMC 18.04.130 (Retail 
Commercial (RC); Development Standards 1.18 (Residential development standards in non-
residential districts) 
 
MASTER PLAN DESIGNATION:  Community Regional Commercial (C/RC) 
 
PRESENT ZONING:  Retail Commercial (RC) 
 
KEY ISSUES: Will the proposed single family residence be compatible with the surrounding 
neighborhood and be in keeping with the standards of the Carson City Municipal Code?  
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
NORTH: Retail Commercial and Multi-Family Apartment/ Single-Family Residences 
SOUTH: Retail Commercial/ Daycare 
EAST: General Commercial/ Funeral Home & Cemetery 
WEST: Multi-Family Apartment/ Duplex 
 
ENVIRONMENTAL INFORMATION: 
FLOOD ZONE: Zone X-shaded (0.2% Annual Chance Flood Hazard)   
EARTHQUAKE FAULT:  Moderate, zone 2 
SLOPE/DRAINAGE: Site is generally flat 
 
SITE DEVELOPMENT INFORMATION: 
LOT SIZE (acres): 0.14 acres 
NUMBER OF UNITS: 1 
PARKING: 2 spaces provided- 1 in garage & 1 additional off-street 
VARIANCES REQUESTED: None  
   
DISCUSSION:   
 
The subject property is 0.14 acres in size. There is a 1,140 square foot office building (converted 
from a single family residence) and 580 square foot detached garage.  According to the 
Assessor’s records the structures were built in 1946 and for at least the last 9 years, the property 
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has been assessed as an office building.  The property has had a commercial zoning since at 
least 1972.  The maps prior to that time are illegible. The applicant is seeking a Special Use 
Permit to allow for a single family residential use in a non-residential zoning. 
 
Per Carson City Municipal Code 18.04.130 a single family residence is a conditional use in the 
Retail Commercial zoning district and therefore requires a Special Use Permit.  In addition to 
meeting the requirements in the Retail Commercial zoning district, the use must also comply with 
the provisions of 1.18 of the Development Standards (Residential Development Standards in 
Non-Residential Districts).  
 
PUBLIC COMMENTS: Public notices were mailed to 31 property owners within 300 feet of the 
subject site on August 9, 2019.  As of the writing of this report, no public comment letters have 
been 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 August 28, 2019, depending on the 
date of submission of the comments to the Planning Division. 
 
OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS:  
Plans were routed to various City agencies, and the following comments were received. 
 
ENGINEERING: 
 
The Engineering Division has no preference or objection to the special use request and offers no 
conditions of approval.   
 
ENGINEERING DISCUSSION: 
 
The Engineering Division has reviewed the application within our areas of purview relative to 
adopted standards and practices and to the provisions of CCMC 18.02.080, Conditional Uses.  
The Engineering Division offers the following discussion: 
 
C.C.M.C. 18.02.080 (5a) - Master Plan 
The request is not in conflict with any Engineering Master Plans.    
 
C.C.M.C. 18.02.080 (5b) – Use, Peaceful Enjoyment, Economic Value, Compatibility 
Development Engineering has no comment on this finding. 
 
C.C.M.C. 18.02.080 (5c) - Traffic/Pedestrians 
The existing driveway and streets are sufficient to provide safe access to the home.   
 
C.C.M.C. 18.02.080 (5d) - Public Services 
The existing sewer, water, and storm drain infrastructure are sufficient to provide service to the 
home.   
 
C.C.M.C. 18.02.080 (5e) – Title 18 Standards 
Development Engineering has no comment on this finding. 
 
C.C.M.C. 18.02.080 (5f) – Public health, Safety, Convenience, and Welfare 
The project meets engineering standards for health and safety.  The USGS earthquake fault 
maps show a fault line running through the property, however since the site is already built and 
no changes are proposed, no construction standards apply. 
 
C.C.M.C. 18.02.080 (5g) – Material Damage or Prejudice to Other Property 
Development Engineering has no comment on this finding. 
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C.C.M.C. 18.02.080 (5h) – Adequate Information 
The plans and reports provided were adequate for this analysis. 
 
FIRE: 
 
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 and 
that the original home still occupies the site; staff finds this proposal to be consistent with the 
master plan. 

 
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 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 in use of the existing building from office to residential.  The 
subject property is adjacent to existing residential development to the north and west.  The uses 
to the south include a daycare, immediately adjacent, and a four-plex beyond that.  To the east is 
a funeral home and cemetery.  There are no proposed modifications to the existing buildings and 
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the proposed residential use of the property is in keeping with the surrounding neighborhood.  
Staff finds that the proposed residential use will not create noise, vibrations, fumes, odors, dust 
glare or physical activity that will be detrimental to the surrounding properties. 
 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic.  
 
The proposed residential use will not result in an increase in vehicular or pedestrian traffic.  The 
existing driveway and streets are sufficient to provide safe access. 
 
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 existing sewer, water, and storm drain infrastructure are sufficient to provide service to the 
home.   
 
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 project meets the definition and specific standards set forth in Title 18.  The subject property 

is zoned Retail Commercial.  Single family dwellings are a conditional use in this zoning district.  
Development Standards 1.18 provides standards for residential development in non-residential 
zoning districts, as well as supplemental findings.  Compliance with the provisions of 1.18- 
Residential Development Standards in non-residential districts is outlined below: 

 
The following standards are intended to establish minimum standards and Special 
Use Permit review criteria for residential development within the Neighborhood 
Business (NB), Retail Commercial (RC), General Commercial (GC), Residential 
Office (RO) and General Office (GO) zoning districts. 
 

1. Permitted uses. Residential uses are only allowed as permitted by Chapter 18.04, 
Use Districts, as a primary or conditional use in the applicable zoning districts.  

 
 The subject property is located in the Retail Commercial zoning district and therefore 

residential uses are allowed subject to first obtaining approval of a Special Use 
Permit. 

 
2.  Maximum permitted density. There is no maximum residential density within non-

residential zoning districts subject to meeting the height, setback, parking and open 
space requirements of this chapter.  

 
 The applicant does not propose any modifications to the existing structure as the 

original floor plan was never modified when the use changed from residential to office.  
Additional details regarding height, setbacks, etc. are outlined below. 

 
3. Maximum building height shall be the maximum height established by the zoning 

district in which the project is located.  
 
 The Retail Commercial zoning allows for a maximum height of 45 feet.  As noted 

above, there are no proposed modifications to the existing structure.  The height is 
consistent with a smaller single story home constructed in 1946, being approximately 
16 feet tall. 
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4. Setbacks. Minimum setbacks shall be those established by the zoning district in which 
the project is located, subject to the following:  
a. In the NB, RC, GC and GO zoning districts, a minimum setback of twenty 

(20) feet is required adjacent to a residential zoning district, with an 
additional ten (10) feet for each story above one (1) story if adjacent to a 
single-family zoning district.  

 
 The Retail Commercial zoning district calls for a setback of 0 feet but requires 

additional setback when a residential development is proposed in a non-residential 
district.  The existing primary structure is approximately 37 feet from the rear property 
line and therefore meets the required 20 foot setback from the adjacent Multi-Family 
Apartment zoning.   

  
 The property also contains a detached, single car garage that is approximately 6 feet 

from the rear property line.  However, the building that will be utilized for the 
residence is located east of the garage and meets the required setback.  All 
improvements are existing.  Staff finds that provided the garage continues to function 
as a garage, the setback will be met. 

 
b. A minimum setback of ten (10) feet is required from the right-of-way of an 

arterial street as identified in the adopted Transportation Master Plan, 
excluding the Downtown Mixed-Use area.  

  
 The existing primary structure meets the minimum required setback from N. Roop 

Street.  The structure is setback approximately 18 feet. 
 
5. Required parking: Two (2) spaces per dwelling unit; and in compliance with the 

Development Standards Division 2, Parking and Loading.  
 
 Two parking spaces are required.  The parking is met with the existing single car 

garage and additional off-street space.  Additionally, on-street parking is allowed on 
Corbett Street, providing for guest parking. 

 
6.  Open Space.  

a. For Multi-Family Residential development, a minimum of 150 square feet 
per dwelling unit of common open space must be provided. For projects of 
10 or more units, areas of common open space may only include 
contiguous landscaped areas with no dimension less than 15 feet, and a 
minimum of 100 square feet per unit of the common open space area must 
be designed for recreation, which may include but not be limited to picnic 
areas, sports courts, a softscape surface covered with turf, sand or similar 
materials acceptable for use by young children, including play equipment 
and trees, with no dimension less than 25 feet. 

 
 This requirement does not apply.  The proposed use is for a single family residence. 
  

b. For Multi-Family Residential development, a minimum of 100 square feet of 
additional open space must be provided for each unit either as private open space 
or common open space.  

 
 This requirement does not apply.  The proposed use is for a single family residence. 
 

c. For Single-Family Residential development or Two-Family Residential 
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development, a minimum of 250 square feet of open space must be provided for 
each unit either as private open space or common open space.  

 
d. Front and street side yard setback areas may not be included toward meeting the 

open space requirements.  
  
 Sufficient open space is provided to the rear of the existing primary structure.  There 

is approximately 1400 square feet of backyard open space. 
 
7. Landscaping. Landscaping shall comply with the Carson City Development Standards 

Division 3, Landscaping.  
   
 There are shade trees currently in place on the site.  Additional landscaping is not 

proposed or required per Division 3 of the Development Standards. 
 
8. Special Use Permit review standards. Where a residential use is a conditional use 

within a given zoning district, the Planning Commission shall make two (2) of the 
following findings in the affirmative in the review of the Special Use Permit in addition 
to the required findings of Section 18.02.080 of the Carson City Municipal Code.  

 a. The development is not situated on a primary commercial arterial street frontage.  
 
 This finding is not met.  North Roop Street is considered an arterial. 
 

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

     
Although the subject property is intended to develop as solely residential, it is 
adjacent to and in proximity to commercial and residential uses alike, thus creating a 
mixed use area.  Residential uses are to the north and west of this property while 
commercial uses are located to the south and east. 

 
c. The applicant has provided evidence that the site is not a viable location for 

commercial uses to the north and west and commercial uses to the east and 
south. 

 
 According to the applicant he listed the property in November of 2018 as a 

commercial property.  The price has been lowered on four different occasions and no 
offers have been received, indicating there is no demand for additional commercial 
space in this area of Carson City.  On the other hand, the demand for residential uses 
is high.  Per the applicant’s listing agent, the property, if marketed as residential would 
likely receive multiple offers within one week.   

 
 The property is located on the west side of N. Roop Street.  By in large, the area 

between E. Park Street and E. John Street is residential in nature.  This includes 
parcels with Retail Commercial zoning as well.  Most commercial businesses in this 
area are found along E. John Street and on the east side of N. Roop Street. 

 
d. 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.  

 
 This finding is not met.  The property is not designated as Mixed-Use Commercial, 

Mixed-Use Residential, or Mixed Use Employment on the Master Plan Land Use Map. 
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6. Will not be detrimental to the public health, safety, convenience and welfare.  
 
The proposed change in use from office to residential 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 change in use from office to residential 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. 
 
 
Attachments: 
  
 Application (SUP-19-123) 
 
 











































From: Carl Bassett
To: Heather Ferris
Cc: Kim Mckinney
Subject: RE: 1214 N Roop St (SUP-19-123)
Date: Thursday, August 15, 2019 1:46:58 PM

This message originated outside of Carson City's email system. Use caution if this
message contains attachments, links, or requests for information.

Heather,
 
Addressing items b & c:
 
The subject property is located adjacent to residential  single family homes.  The building structure
was built and appears today as a single family home and is similar to the other homes in the area. 
While facing N Roop street, the homes driveway and yard face a residential street and the home fits
aesthetically as a residential home. 
 

We listed the home as a commercial professional office November 8th of 2018.  We lowered the
price four different times and received zero offers.  I consulted with an appraiser and several agents
and am currently listed $20,000 below appraised value, without any interest in the property.  The
only interest I am receiving is from homeless guys.  The home has been broken into four different
times since it was listed.  All have been documented by the Carson City Police Department.  The
demand for professional office in this market area is not low, its zero.  I could be listed for the next
two years and lower the price another $50,000 and still not be able to sell the home as a commercial
building.  This opinion comes from my current commercial listing agent.
 
In contrast, the demand for residential is high.  The value as residential is an estimated $65,000
more than as currently listed commercial.  The property will receive multiple offers within one week
if listed as residential.  I don’t need to make modifications because the home is constructed as a
residential house currently. 
 
The market has determined the use as demand will not support the current use.  Consumers want
the home as a residential single family home.  The area is a mixed use of residential and commercial
currently.  Other commercial buildings in the area look like commercial buildings, while I look
residential.  I would need to tear my house down and build something that accommodates the
needs of buyers if I am forced leave the zoning the same.  This house has over 20 years of useful life
left in the structure.
 
Thank you for your consideration,
Carl Bassett
702-328-2243
5260 S Decatur Blvd, Suite 6
Las Vegas, NV 89118
 

mailto:carl.bassett@homevestors.com
mailto:HFerris@carson.org
mailto:Kim.Mckinney@homevestors.com


From: Heather Ferris <HFerris@carson.org> 
Sent: Wednesday, August 14, 2019 4:34 PM
To: Carl Bassett <carl.bassett@homevestors.com>
Subject: 1214 N Roop St (SUP-19-123)
 
Mr. Bassett-
 
I am working on the staff report for your project and I need a little more information from you.  As
I’m sure you are aware, 1.18 of the City’s development standards outlines the standards for
residential development in a non-residential district.   I need you to address the supplemental
findings outlined below.  The Planning Commission will need to be able to make two of the findings
in the affirmative, in addition to the Special Use Permit findings, in order to approve the project. 
 
8. Special Use Permit review standards. Where a residential use is a conditional use within a given
zoning district, the Planning Commission shall make two (2) of the following findings in the
affirmative in the review of the Special Use Permit in addition to the required findings of Section
18.02.080 of the Carson City Municipal Code.
a. The development is not situated on a primary commercial arterial street frontage.
b. The development is integrated into a mixed-use development that includes commercial
development
c. The applicant has provided evidence that the site is not a viable location for commercial uses.
d. 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.
 
Please provide this information to me by 9 am Friday 8/16.  A response to this email will suffice.
 
Thank you,
 
Heather
 
Heather Ferris
Associate Planner
Carson City, NV 89701
775-283-7080
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