
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF JANUARY 26, 2022 
 
FILE NO:   LU-2021-0449       AGENDA ITEM:   6.C 
 
STAFF CONTACT: Heather Manzo, Associate Planner 
 
AGENDA TITLE:  LU-2021-0449 For Possible Action: Discussion and possible action regarding a 
request for a special use permit (“SUP”) for a multifamily apartment complex on property zoned 
General Commercial (“GC”) and Multi-Family Apartment – Specific Plan Area (“MFA-SPA”) located 
at 1630, 1636, and 1650 Brown Street and 3679 and 3689 Gordon Street, APNs 008-303-15, -16, 
-21, -36, -37, and -39. (Heather Manzo hmanzo@carson.org) 
 
STAFF SUMMARY: On January 29, 2020, the Planning Commission approved a SUP (LU-2019-
0078) to construct 81 multifamily units on the 2.78-acre site.  The project was not developed, and 
the SUP expired on January 29, 2021.  The applicant has resubmitted the request but has reduced 
the number of units from 81 to 78 units.  The Planning Commission is authorized to approve the 
special use permit. 
 
PROPOSED MOTION: “I move to approve the special use permit Case No. LU-2021-0449 based 
on the ability to make the required findings, and subject to the conditions of approval contained in 
the staff report.” 
 
VICINITY MAP: 
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RECOMMENDED CONDITIONS OF APPROVAL 
 
1. All development shall be substantially in accordance with Special Use Permit (“SUP”) plans 

and application materials on file with the Carson City Planning Division.   
 
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 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 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 
consideration. 

 
5. As part of the site improvement permit application, the applicant shall provide an updated 

open space exhibit for the entire subject site, demonstrating compliance with Development 
Standards Sections 1.17.5 and 1.18.6. 

 
6. Prior to issuance of any construction permits, the access easement along the western 

property line must be abandoned as parking spaces will preclude the opportunity for the 
access easement to function.   

 
7. Prior to the issuance of a site improvement permit, plans shall be approved which include 

the installation of shrubs that will reach a minimum maturity height of three feet or a solid 
three-foot tall decorative wall must be located between the parking spaces and the sidewalk 
on Brown Street.  This condition is in addition to, and does not exempt the project from 
compliance with the six-foot-wide landscape buffer requirements along the street frontage. 

 
8. Prior to the issuance of a site improvement permit, a landscape plan shall be submitted 

which includes a minimum of five street trees spaced at 40 foot intervals.   
 

9. Prior to the issuance of a site improvement permit, the applicant shall demonstrate that a 
six-foot-tall solid fence or wall shall be installed along the south and eastern property lines 
where the project abuts other residential uses to buffer the project from adjacent 
residences.  The fence or wall shall be constructed early in the project to screen 
construction activities from abutting neighbors. 
 

10. Prior to issuing a site improvement permit, the project must enter into a development 
agreement to pay its pro rata share for regional storm drain improvements to satisfy BS-
SPA 4.2.  The City will provide data from the regional flood study that is currently underway 
for the area and will assist the applicant in determining the necessary regional mitigation 
and the required pro rata share contribution.   
 

11. Prior to the issuance of a site improvement permit, the applicant shall submit an updated 
drainage analysis to meet the Carson City Drainage Manual standards, including provisions 
for detention and low impact development (“LID”) features. 
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12. The sewer lift station downstream of the project is at capacity with entitled projects.  The 
project must enter into a development agreement with the City to pay its pro rata share, 
based on a contribution of 10,530 gallons per day. 
 

13. A check valve must be installed in the water main in Brown Street on the project frontage. 
 

14. All water connections must be made to the 12-inch water main in Brown Street.  All 
connections must be analyzed and designed for the range of pressures expected in this 
main. 
 

15. The project must meet Carson City Municipal Code, Development Standards, and 
Standard Details including, but not limited to the following: 
a. The parcels must be readdressed to Brown Street. 
b. The project must install half-street improvements including curb, gutter, sidewalk 

and half-street paving. 
 
20.  The property owner will be required to maintain all common landscape and open space 

areas within the development, including any landscaping in the street(s) right-of-ways in 
perpetuity. 

 
22.  The applicant shall incorporate “best management practices” into their construction 

documents and specifications to reduce the spread of noxious weeds.   
 
23. Carson City is a Bee Friendly USA City.  As a result, the applicant shall use approximately 

50% pollinator friendly plant material for any required landscape or open space areas on 
the project site. 

 
LEGAL REQUIREMENTS: Carson City Municipal Code (“CCMC”): 18.02.080 (Special Use 
Permits), 18.04.105 Multi-Family Apartments (“MFA”), 18.04.135 General Commercial (“GC”), 
18.04.020 (Determination of Districts), and Carson City Design Standards (“CCDS”) Division 1.18 
(Residential Development Standards in Non-Residential Districts)  
 
MASTER PLAN DESIGNATION: Mixed-Use Commercial and Mixed-Use Residential/Brown 
Street Specific Plan Area 
 
PRESENT ZONING: General Commercial (“GC”) and Multi-Family Apartment-Specific Plan Area 
(“MFA-SPA”) 
 
KEY ISSUES: Will the proposed development 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:  

• EAST: MFA-SPA / Residential  

• WEST: GC / Storage Facility 

• NORTH: MFA-SPA & GC / Vacant land & single-family residences 

• SOUTH: MFA & MFA-SPA / Multifamily and single-family residences 
 
ENVIRONMENTAL INFORMATION: 

• FLOOD ZONE: Zone X (unshaded) 

• EARTHQUAKE FAULT:  Moderate Type II 

• FAULT ZONE: Within 200 feet 
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• SLOPE/DRAINAGE: Site is primarily flat  
 
SITE DEVELOPMENT INFORMATION: 

• SITE SIZE: ±2.78 acres 

• EXISTING DEVELOPMENT: Vacant land 

• PROPOSED DEVELOPMENT: 78 apartment units 

• PROPOSED PARKING: 160 onsite spaces 
 
PREVIOUS REVIEWS: On January 29, 2020, the Planning Commission approved a SUP (LU-
2019-0078) to allow for the construction of an 81-unit multifamily apartment complex.  The project 
included a total of 5 apartment buildings, access from Brown Street, approximately 23,595 square 
feet of open space, and 147 on-site parking spaces.  The project was not constructed and the SUP 
expired on January 29, 2021. 
 
DISCUSSION:   
The applicant is proposing a 78-unit apartment complex to be constructed over 2 phases with a 
total of five buildings, consisting of two and three-bedroom units.  The development represents 24 
units located on the MFA zoned portion of the site, and the remaining 54 units will be located within 
the GC zoned portion of the property.  Buildings will be 3 stories, are approximately 36 feet tall, 
and will include between 12 and 21 units per building.  Access to the site is proposed from Brown 
Street.  The site includes ±23,595 square feet of total open space.  If the project is constructed in 
phases, each phase will need to function as a standalone project, including providing appropriate 
common open space, including recreational open space to serve the phase.  
 
The property is comprised of six lots.  The western three lots are zoned General Commercial, and 
the eastern three lots are zone Multi-Family Apartment Specific Plan Area.  The eastern lots are 
part of the Brown Street Specific Plan Area.  The intent of the Brown Street Specific Plan Area 
(“BS-SPA”) is to establish policies that reinforce and stabilize the BS-SPA as a cohesive residential 
neighborhood by:  

▪ accommodating residential and neighborhood-serving commercial infill and redevelopment 
that is compatible with existing, occupied homes and adjacent neighborhoods and that 
facilitates the transition of the BS-SPA to higher intensity residential uses over time; 

▪ preventing isolated “piece meal” development that occurs without an overall concept for the 
area that expresses a clear long-range vision;  

▪ buffering residential uses from adjacent commercial development; and 

▪ ensuring that future development provides a distinct benefit to and protects the quality of life 
for existing and future residents in the area. 

 
The applicant has built other apartment buildings in the BS-SPA and proposes to utilize the same 
architectural design.  Buildings will be three stories tall, with stucco siding, cultured stone wainscot 
on the entryways, and Timberline high definition shingles on the roof.  Typical floor plans submitted 
indicate two and three bedroom units. 
 
A twenty-foot-wide access and utility easement is located along the west side of the property.  The 
proposal includes development across the access easement.  It appears the access easement 
was created to provide access to landlocked properties, now owned by the applicant.  Staff is 
recommending that the parcels be merged into a single parcel prior to the issuance of any building 
permits.  With the merger of the parcels the access easement will no longer be necessary.  Staff 
recommends abandonment of the access easement prior to the issuance of any construction 
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permits on the site.  The applicant believes that the easement can be narrowed if its function is 
limited to a utility easement.  
 
Per CCMC 18.04.135, multi-family dwellings are a conditional use in the General Commercial 
zoning district.  Therefore, the use may only establish upon approval of a Special Use Permit by 
the Planning Commission. 
 
PUBLIC COMMENTS: Public notices were mailed on January 11, 2022 to 104 property owners 
and 8 mobile homeowners within 600 feet of the subject property.  As of the writing of this report, 
no letters from property owners in the vicinity of the proposed project have been received.  Any 
comments that are received after this report is completed will be submitted to the Planning 
Commission prior to or at the meeting on, 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:  no comments 
 
Fire Department:   
 
1. Project must comply with the currently adopted edition of the International Fire Code and 

Northern Nevada Fire Code Amendments as adopted by Carson City.  
2. The project will need to comply with the Fire review comments provided with MPR-2019-

184 as provided below: 
 

• Hydrant spacing per IFC Appendix C. 

• If the peak height exceeds 30 feet, road widths must be at least 26 feet. 

• If the peak height exceeds 30 feet, each building will need to have one side of the building 
where the 26-foot road width for fire department access is at least 15 feet, but not more 
than 30 feet from the building per Appendix D. 

• Design standard for turn radius is 30 foot inside and 50 foot outside with a 20-foot width. 

• Fire Alarm and Fire Sprinklers to be deferred submittals. 

• Fire Department Connections to be within 100 feet of fire hydrant. 

• Knox box required for each building. 

• Each building must have an individual address. 

• Provide a monument sign at main entrance indicating the address range of the complex. 

• Ensure the apartment units are numbered per city development standard (Title 18, Division 
22). 

• Fire extinguishers are required on the outside of the building.  Provide spacing per IFC 
section 906. 

• Provide a note on the plans stating the ash disposal plan for the BBQ area. 
 
Development Engineering:    
 
Development Engineering has no preference or objection to the special use request provided that 
the following conditions are met: 
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1. Prior to issuing a site improvement permit, the project must provide a technical drainage 
study that adequately addresses remediation for the regional drainage issues of the Brown 
Street SPA, to satisfy BS-SPA 4.2.  The project must also submit an acceptable draft 
document of findings for a drainage assessment district.  The project must also enter into 
a development agreement to enter into a drainage assessment district, should one need to 
be created. 

2. The sewer lift station downstream of the project is at capacity with entitled projects.  The 
project must enter into a development agreement with the City to pay it’s pro rata share, 
based on a contribution of 10,530 gallons per day. 

3. A check valve must be installed in the water main in Brown Street on the project frontage. 
4. All water connections must be made to the 12-inch water main in Brown Street.  All 

connections must be analyzed and designed for the range of pressures expected in this 
main. 

5. The project must meet Carson City Municipal Code, Development Standards, and 
Standard Details including, but not limited to the following: 

a. The parcels must be readdressed to Brown Street. 
b. The project must install half-street improvements including curb, gutter, sidewalk and half-

street paving. 
 
Development Engineering 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.  
Development Engineering offers the following discussion: 
 
CCMC 18.02.080(5)(a) - Master Plan 
The request will not be in conflict with any Engineering Master Plans, provided that the above 
conditions of approval are met.    
 
CCMC 18.02.080(5)(b) – Use, Peaceful Enjoyment, Economic Value, Compatibility 
Development Engineering has no comment on this finding. 
 
CCMC 18.02.080(5)(c) - Traffic/Pedestrians 
The existing infrastructure and proposed drive isles will be sufficient to provide safe access and 
circulation if the above conditions are met.   
 
CCMC 18.02.080(5)(d) - Public Services 
The existing sewer, water, and storm drain infrastructure will be sufficient to provide service to the 
project if the above conditions are met.   
 
CCMC 18.02.080(5)(e) – Title 18 Standards 
Development Engineering has no comment on this finding. 
 
CCMC 18.02.080(5)(f) – Public health, Safety, Convenience, and Welfare 
The project meets engineering standards for health and safety.   
 
CCMC 18.02.080(5)(g) – Material Damage or Prejudice to Other Property 
Development Engineering has no comment on this finding. 
 
CCMC 18.02.080(5)(h) – Adequate Information 
The plans and reports provided were adequate for this analysis. 
 
SPECIAL USE PERMIT 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. 



LU-2021-0449 
January 26, 2022 

Brown and Gordon Street Multifamily 
Page 7 

 

 
1. Will be consistent with the master plan elements. 
 
The requested development is within the Brown Street Specific Plan Area.  Targeted infill and 
redevelopment within this area is strongly encouraged to promote the stabilization, transitions, 
compatibility and enhancement of the area; however, it is encouraged to occur in a unified manner 
and may only occur if certain conditions are met, as enumerated in the policies below: 
 

• BS-SPA 1.1 Master Plan and Zoning Designation - The portion of property in the BS-SPA 
is designated Mixed-Use Residential, and zoned MFA. 

• BS-SPA 1.2 Development Context Diagram – The project proposal includes a site plan 
concept and building elevations.  The proposed project will serve as a transition between 
lower densities to the east and commercial uses to the west. 

• BS-SPA 1.3 Variety of Housing Types – The proposed project will result in a high density 
development and will add to the varied housing options within the neighborhood. 

• BS-SPA 1.4 Commercial Land Uses – This policy contemplates an extension of 
Sweetwater Drive.  This extension does not exist at this time and commercial development 
is not being proposed with this request. 

• BS-SPA 1.5 Mixed-Use Development – The subject property is adjacent to commercial 
property to the west, and will serve as a transition between commercial and lower density 
residential uses located to the east of the site.  

• BS-SPA 2.1 Roadway Connections – The proposed project will be accessed by the existing 
roadway network, no new connections are proposed.  

• BS-SPA 2.2 Pedestrian and Bicycle Connections – As part of this project, internal sidewalk 
circulation and half street improvements, including sidewalks will be required.  

• BS-SPA 2.3 Urban Roadway Standards – The project will include street upgrades along 
the frontage through the required half street improvements. 

• BS-SPA 3.1 Building Orientation – Front doors of units within the easternmost building will 
face Brown Street. 

• BS-SPA 3.2 Relationship to Surrounding Development – The project is considered an infill 
project and will be compatible with surrounding and adjacent uses. 

• BS-SPA 3.3 Parking Location and Design – The project has been designed to locate 
access and parking to the side of the buildings.  The Brown Street frontage will consist of 
landscaping, and front door access.  

• BS-SPA 3.4 Garage Placement and Design – The site will be developed without garages.  

• BS-SPA 3.5 Varied Streetscapes – The project is a multifamily project with landscaping 
and one building fronting on Brown Street.  The project as proposed will offer varied 
development as viewed from the street. 

• BS-SPA 3.6 Parking Amount – Where on-street parking is available, a credit up to 10% of 
the total off-street parking requirement may be granted for a residential use.  The proposed 
160 onsite spaces comply with code requirements of 2 spaces per unit.   

• BS-SPA 3.7 Street Trees – The property has approximately 215 linear feet of frontage on 
Brown Street.  A condition is recommended to require street trees every 40 linear feet to 
be consistent with this policy.  Per CCMC, the development is required to maintain all 
landscaping with the project and within the adjacent right-of-way. 

• BS-SPA 4.1 Extension of Public Utilities - The water facilities are adequate to serve the 
subject development provided a check valve is installed in the water main in Brown Street 
on the project frontage.  The sewer lift station downstream of the project is at capacity with 
entitled projects.  The project must enter into a development agreement with the City to 
pay its pro rata share, based on an estimated contribution of 11,544 gallons per day.   
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• BS-SPA 4.2 Improvements of Drainage Facilities - Staff is recommending that prior to 
issuance of a site improvement permit, the project must enter into a development 
agreement to pay its pro rata share for regional storm drain improvements to ensure 
consistency with this policy.  The City will provide data from the regional flood study that is 
currently underway for the area and will assist the applicant in determining the necessary 
regional mitigation and the required pro rata share contribution.  Additionally, the project 
will be subject to the standards contained in the recently updated Drainage Manual. 

• BS-SPA 4.3 Right of Way Review – The Brown Street right of way width is adequate to 
accommodate lanes of travel and required improvements. 

• BS-SPA 4.4 – Roadway Names – There are no new roads proposed with this development. 
 

Staff finds that the proposed infill development is consistent with the policies of the Master Plan 
and serves as an appropriate transition between commercial uses to the west and single-family 
residences to the east of the site.  

 
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.   

 
This use will not be detrimental to the use, peaceful enjoyment, or economic value of surrounding 
properties.  Redevelopment of the site with residential development adjacent to the single family 
homes will be more compatible with these homes than if non-residential uses were placed there.  
Staff notes that a six foot solid fence / wall will be installed on property line that abut residences to 
serve as a buffer between the development and abutting residential properties.   
 
3.  Will have little or no detrimental effect on vehicular or pedestrian traffic.  
 
Brown Street is a local road.  Roadway improvements will include the construction of a sidewalk 
on Brown Street to improve pedestrian connectivity.  The proposed project is anticipated to 
produce 425 daily trips to the site.  Staff finds the proposed project will not have a detrimental 
effect on vehicular or pedestrian traffic. 
 
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.  

  
Storm drainage is a concern in the Brown Street Specific Plan Area.  Given this concern, staff is 
recommending that prior to issuing a site improvement permit, the project must enter into a 
development agreement to pay its pro rata share for regional storm drain improvements to satisfy 
BS-SPA 4.2.  The City will provide data from the regional flood study that is currently underway for 
the area and will assist the applicant in determining the necessary regional mitigation and the 
required pro rata share contribution.   
 
The sewer lift station downstream of the project is at capacity with entitled projects.  Prior to 
issuance of a development agreement, the developer must enter into a development agreement 
with the City to pay its pro-rata share, based on a contribution of 11,544 gallons per day. 
 
A check valve must be installed in the water main in Brown Street on the project frontage.  Also, 
all water connections must be made to the 12-inch water main in Brown Street.  All connections 
must be analyzed and designed for the range of pressures expected in this main. 
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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.  
 
Multifamily residential development is a conditional use in accordance with CCMC 18.04.130 Retail 
Commercial Conditional Uses and requires a SUP.  As proposed and with the recommended 
conditions of approval, the project will meet the definition and specific standards required to 
support this use in the RC zoning district. 

 
Residential uses proposed in non-residential zoning districts are subject to specific criteria outlined 
in the Carson City Development Standards, Section 1.18 – Residential Development Standards in 
Non-Residential Districts. The development standards and how the proposed project meets them 
are addressed below. 

 
1.18 Residential Development Standards in Non-Residential 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 proposed multifamily use is a conditional use allowed with the approval of a SUP in the 
General Commercial (“GC”) zoning district.  

 
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 
Chapter 18.04. 

 
The proposed project complies with the height limitations, parking requirements, and open space 
requirements.  The project appears to meet the required setbacks for the zone.  The proposal 
represents 28 dwelling units per acre.  

 
3. Maximum building height shall be the maximum height established by the zoning district in 
which the project is located. 

 
The maximum building height in the General Commercial zoning district is 45 feet.  The applicant 
is proposing a building height of 35 feet, 8 inches.    
 
4. Setbacks. Minimum setbacks shall be those established by the zoning district in which the 
project is located, subject to the following: 

 
a. The NB, RC, GC and GO zoning districts, a minimum setback of 20 feet is required adjacent 
to a residential zoning district, with an additional 10 feet for each story above one story if adjacent 
to a single-family zoning district. 

 
The subject property is adjacent to residential zoning on the east, north, and south sides.  The 
project appears to comply with the setback standards, however compliance with this requirement 
prior to the issuance of any construction permits. 
 
b. A minimum setback of 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. 

 
Brown Street is not identified in the Transportation Master Plan as an arterial street. 
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5. Required parking. Two spaces per dwelling unit, and in compliance with the Development 
Standards Division 2, Parking and Loading. 

 
Per Division 2, two parking spaces are required for each dwelling unit.  With 78 apartment units 
proposed, this results in a requirement for 156 on-site parking spaces.  The applicant proposes 
160 onsite parking spaces and has not proposed a reduction to the provided parking onsite.   
 
It should be noted that CCDS Division 2, Section 2.1.16 requires snow storage for development 
projects.  Snow storage must not be located within required parking areas or where living 
landscaping is located.  If necessary to meet this requirement, the Brown Street SPA allows for a 
reduction of 10% of the required parking. 

 
6. Open Space.  

 
a. 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 within 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 covered with turf, sand or similar materials 
acceptable for use by young children, including play equipment and trees, within no dimension 
less than 25 feet. 

 
b. 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.   

 
c. Front and street side yard setback areas may not be included toward meeting the open 
space requirements. 

 
With these requirements, a total of 20,250 square feet of open space is required.  The applicant 
has identified a 23,595 square foot of open space throughout the site.  As part of the site 
improvement permit application, the applicant must provide an open space diagram demonstrating 
compliance with the open space requirements. 

 
7. Landscaping. Landscaping shall comply with the Carson City Development Standards 
Division 3, Landscaping. 

 
The applicant has identified areas for landscaping, but not a detailed landscape plan.  A detailed 
landscape plan that demonstrates compliance with Development Standards, Division 3, must be 
submitted with the construction plans.  Staff has included this statement in the conditions of 
approval. 

 
8. SUP review standards. Where a residential use is a conditional use within a given zoning 
district, the Planning Commission shall make two of the following findings in the affirmative in the 
review of the SUP 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 met as Brown Street is classified as a local street. 
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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. 
 
Since the only frontage and project access is from a local street with primarily single-family 
residential uses, it is questionable that commercial development would be appropriate on this site.  
The applicant has provided evidence that the site is not a viable location for commercial 
development.   
 
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 met as the site is designated Mixed-Use Residential and Mixed-Use Commercial 
and the project is consistent with applicable Master Plan policies. 
 
6. Will not be detrimental to the public health, safety, convenience and welfare.  

 
As conditioned, the proposed development will not be detrimental to public health, safety, 
convenience, and welfare.  The use is compatible with other uses in the neighborhood.    
 
7. Will not result in material damage or prejudice to other property in the vicinity.  
 
The proposed project will not result in material damage to other property in the vicinity.  Conditions 
are recommended to ensure that the proposed development will not result in material damage to 
other property in the vicinity.   
 
Attachments: 
 Application LU-2021-0449 
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