
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF SEPTEMBER 28, 
2022 
 
FILE NO:  LU-2022-0262      AGENDA ITEM:  6.H 
 
STAFF AUTHOR:  Heather Ferris, Planning Manager 
 
AGENDA TITLE: For Possible Action: Discussion and possible action regarding a request 
from Qualcan, LLC (“Applicant”) for a Special Use Permit (“SUP”) to allow for a retail 
marijuana store on a parcel zoned General Commercial (“GC”), located at 5100 S Carson 
Street, Assessor’s Parcel Number (“APN”) 009-301-06.  (Heather Ferris, hferris@carson.org) 
 
Staff Summary:  The Applicant is requesting an SUP for a new retail marijuana store, 
approximately 4,000 square feet in size near the intersection of Hwy 50 W and S. Carson 
Street.  The proposed building will be constructed to accommodate other permitted uses 
within the GC zoning district, such as a restaurant.  The Planning Commission is authorized 
to approve an SUP. 
 
RECOMMENDED MOTION: “I move to approve LU-2022-0262 based on the ability to make 
the required findings and subject to the conditions of approval included in the staff report.” 
 
VICINITY MAP: 
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RECOMMENDED CONDITIONS OF APPROVAL: 
 
1. This Special Use Permit shall not become effective until October 1, 2022, the effective 

date of Ordinance 2022-19 which increases the total number of allowable marijuana 
retail stores to 4 and allows for drive-through services.   
 

2. 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 consideration.  

 
3. All development must be substantially in accordance with the development plans 

approved with this application, except as otherwise modified by these conditions of 
approval.   

 
4. All on- and off-site improvements must conform to City standards and requirements.  

 
5. All on- and off-site improvements must conform to NRS and NAC 453A and the 

Adopted Regulations of the Division of Public and Behavioral Health of the Department 
of Health and Human Services, as applicable at the time of development. 

 
6. 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 of the Community Development Department 30 days prior to 
the one-year expiration date. If this permit is not initiated (obtain a Building Permit) 
within one year and no extension granted, the permit becomes null and void.  

 
7. The Applicant shall maintain a State of Nevada license to operate an adult use 

cannabis dispensary at the subject location. Failure to maintain a state license will 
render this Special Use Permit null and void. 

 
8. The Applicant shall obtain and maintain a valid Carson City Business License for the 

operation of a retail marijuana store. 
 

THE FOLLOWING CONDITIONS SHALL APPLY AT THE TIME OF BUILDING PERMIT: 
 

9. 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. 

 
10. The existing warehouse/storage building, and the small shed must be demolished.  

The billboard shown on the site plan has already been removed. 
 

11. Bill No. 117, Ordinance 2022-18 was adopted by the Board of Supervisors on 
September 15, 2022 to allow for curbside services.  The plans submitted with the 
building permit shall demonstrate compliance with the requirements of curbside 
service as outlined in Ordinance 2022-18. 

 
12. The project must contribute to the pro rata share for the construction of a traffic signal 

at S. Carson Street and Appion Way through the execution of a Development 
Agreement, prior to a building permit being issued. 
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13. The intersection of Chochise Street and west Appion Way must be converted into an 

all-way stop intersection with the off-site improvement plans for this project. 
 

14. A right turn lane must be added to the east leg of the intersection of Cochise Street 
and West Appion Way with the off-site improvement plans for this project. 
 

15. Cochise Street must be reconstructed with half-street improvements from the 
intersection of Roland Street to Junction Drive and must have a minimum width to 
accommodate two-way traffic. 
 

16. Junction Drive must be reconstructed with half-street improvements from Cochise 
Street to the entrance on Junction Drive and must have a minimum width to 
accommodate two-way traffic. 
 

17. Bennett Avenue must be reconstructed with half-street improvements from junction 
drive to the west property line and must have a minimum width to accommodate two-
way traffic. 
 

18. The project must meet all Carson City Development Standards and Standard Details 
including but not limited to the following: 

A. Water and sewer mains must be extended to serve the project. 
B. The water main must be looped with a pressure reducing valve vault. 
C. A water main analysis must be submitted for the new mains. 

 
THE FOLLOWING CONDITIONS SHALL APPLY THROUGHOUT THE LIFE OF THE 
PROJECT: 
 
19. The Special Use Permit for this retail marijuana store is only valid at the location 

specified in this application for this Applicant.  The Special Use Permit approval 
becomes null and void if the Applicant loses or otherwise forfeits his or her State 
approval.  This Special Use Permit is non-transferable between operators and 
locations within Carson City.  

 
20. Consumption of marijuana or marijuana-infused products must not occur on the 

premises of this retail marijuana store, including the parking lot and surrounding area. 
 

21. Outdoor display and sales of marijuana merchandise is prohibited. 
 

22. Hours of operation are limited from 8:00 a.m. to 10:00 p.m., seven days per week. 
 

23. Marijuana products must not be visible from outside the store at any time. 
 

24. The Applicant shall ensure that any offensive marijuana product odors are not 
discharged from the building at any time. The detection of marijuana odors in the 
vicinity may result in code enforcement action and possible revocation of this Special 
Use Permit. 

 
25. This Special Use Permit does not include the approval of signage.  All signage must 

be consistent with Carson City Development Standards Division 1.20(1)(h) and 
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requires approval of a sign permit. 
 

26. The drive- through shall be equipped with visible operable security surveillance 
system. 
 

LEGAL REQUIREMENTS: Carson City Municipal Code (“CCMC”) 18.02.050 (Review); 
18.02.080 (Special Use Permit); 18.04.135 (General Commercial); Cason City Development 
Standards (“CCDS”) Division 1.20 
 
MASTER PLAN DESIGNATION:  Community / Regional Commercial 
ZONING DISTRICT:  General Commercial  
KEY ISSUES: Will the use be compatible with the surrounding neighborhood and be in 
keeping with the standards of the CCMC? 
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
NORTH: General Commercial / vacant 
EAST: General Commercial / S Carson Street 
WEST: General Commercial / single family residence 
SOUTH: General Commercial / Hwy 50 W 
 
ENVIRONMENTAL INFORMATION: 
FLOOD ZONE: Zone X (minimal flood hazard)  
EARTHQUAKE FAULT: Zone III (Moderate; Beyond 500 feet)   
SLOPE/DRAINAGE: property drains, generally, from west to east 
 
SITE DEVELOPMENT INFORMATION: 
LOT SIZE: 1.5 +/- acres 
EXISTING STRUCTURE SIZE: 2,480 square foot storage/warehouse building and 96 square 
foot shed. 
PROPOSED STRUCTURE SIZE: 7,978 square feet (3,978 square foot marijuana retail store 
& 3,724 square foot future restaurant space)  
VARIANCES REQUESTED: None  
 
PREVIOUS REVIEWS: 

• SUP-18-029: SUP to allow for continued use of billboard. 
• SUP-13-012: SUP to allow for continued use of billboard. 
• SUP-08-016: SUP to allow for continued use of billboard. 
• U-02/03-22: SUP to allow for continued use of billboard. 
• U-00/01-5: SUP to allow for outdoor display of sculptures. 
• U-98/99-4: SUP to allow for continued use of billboard. 
• U-93/94-37: SUP to allow for continued use of billboard. 
• U-87-14:  SUP to allow for continued use of billboard. 

 
BACKGROUND: 
In 2016, Nevada voters passed The Regulation and Taxation of Marijuana Act (codified as 
NRS Chapter 453D and later amended and recodified as NRS Title 56), legalizing 
recreational marijuana in Nevada.  In 2017, the Board of Supervisors adopted an ordinance 
to allow for recreational marijuana establishments under certain conditions.  Currently, CCDS 
1.20.1(j) limits the number of medical marijuana dispensaries to two and CCDS 1.20.1(k) 
allows for a retail marijuana store to be jointly located within the same premises as an existing 
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medical marijuana dispensary, thereby limiting marijuana retail stores to not more than two 
stores.   
 
However, NRS 678B.220(c) permits a county with a population of 55,000 or more but less 
than 100,000 to have a maximum of two licenses for medical marijuana dispensaries, and 
NRS 678B.260(c) permits a county with a population of 55,0000 or more but less than 
100,000 to have up to four licenses for adult-use cannabis retail stores (adult-use cannabis 
retail stores are stated in the proposed ordinance as retail marijuana stores).  
 
The Applicant has also requested a zoning text amendment (ZA-2022-0263) to increase the 
number of retail marijuana stores in Carson City and allow for drive-through services. On 
September 15, 2022, the Board of Supervisors approved the request and adopted Bill No. 
118 Ordinance 2022-19.  The ordinance will go into effect on October 1, 2022.   
 
This matter was continued from the July 27, 2022 Planning Commission meeting to allow for 
time for the Board of Supervisors to make their decision regarding the requested zoning text 
amendment (ZA-2022-0263). 
 
DISCUSSION: 
The subject property, located at 5100 S. Carson Street (APN 009-301-06) is approximately 
1.5 acres and zoned General Commercial.  The Applicant is requesting a SUP for a retail 
marijuana store.  The proposed project includes a 7,978 square foot building, of which 3,978 
square feet would house the proposed marijuana retail store.  The remaining 3,724 square 
feet will be vacant tenant space which may ultimately be filled by a restaurant which does not 
require a SUP. 
 
Per CCMC 18.04.135, a retail marijuana store is allowed in the General Commercial zoning 
district subject to first obtaining a SUP and subject to CCDS Section 1.20, Medical Marijuana 
Establishments and Marijuana Establishments, as amended on September 15, 2022, with the 
adoption of Bill No. 118, Ordinance 2022-19.  The development standards and an analysis of 
how the proposed retail marijuana store meets them are addressed below: 
 
1.20- Medical Marijuana Establishments and Marijuana Establishments 
 
1. The following standards apply to all Medical Marijuana Establishments and Marijuana 

Establishments:  
 (a) Medical Marijuana Establishments and Marijuana Establishments require the 

issuance of a Special Use Permit. Special Use Permits for Medical Marijuana 
Establishments and Marijuana Establishments are only valid at the specific location 
for which a person has obtained the required approval through the applicable state 
agency to operate as a Medical Marijuana Establishment or Marijuana Establishment. 
A Special Use Permit that is issued in accordance with this Division automatically 
expires and shall be deemed void if the Medical Marijuana Establishment or Marijuana 
Establishment loses or otherwise forfeits the required state approval to operate. A 
Special Use Permit issued in accordance with this Division is not transferable between 
operators and locations within Carson City. Except as otherwise provided in this 
Division and notwithstanding any other provision of CCMC, a separate Special Use 
Permit is not required for a Medical Marijuana Establishment or Marijuana 
Establishment that will be established in an existing location at which a Medical 
Marijuana Establishment or Marijuana Establishment in good standing already 
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operates. The expansion of any location of a Medical Marijuana Establishment or 
Marijuana Establishment that will result in an increase of more than ten (10) percent 
of the space in which the Medical Marijuana Establishment or Marijuana 
Establishment has been approved to operate requires the issuance of an amended 
Special Use Permit.  

 
 The applicant is applying for the required special use permit.  Staff has also recommended 
 a condition of approval outlining these requirements (Condition 19). 
 
 (b) The consumption of marijuana products is prohibited on the premises of any Medical 

Marijuana Establishment and Marijuana Establishment.  
 
 The applicant is not proposing to allow consumption on premises.  Staff has also 
 recommended a condition of approval outlining this requirement (Condition 20). Moreover, 

Carson City has adopted regulations to prohibit the issuance of  
 
 (c) All business activities related to Medical Marijuana Establishments and any marijuana 

cultivation facility, marijuana testing facility, marijuana product manufacturing facility 
or retail marijuana store must be conducted indoors and within a permanent building. 
The use of an office trailer or other temporary structure is prohibited. All Medical 
Marijuana Establishments and Marijuana Establishments must at all times maintain 
an interior and exterior appearance that is professional, orderly, dignified and 
consistent with the traditional style of pharmacies and medical offices.  

 
 The business activities are proposed to be conducted inside the proposed building, with 
 the exception of the curbside pickup services that the applicant will use.  
 
 (d) The outdoor display or sale of any Medical Marijuana Establishment or Marijuana 

Establishment merchandise or product is prohibited. 
 
 Outdoor display and sales are not proposed with this special use permit.  Staff has 
 recommended a condition of approval to address this requirement (Condition 21).  
 
 (e) Accessory outside storage for Medical Marijuana Establishments and Marijuana 

Establishments must comply with the provisions of Title 18 Appendix (Carson City 
Development Standards), Division 1.12 (Outside Storage).  

 
 Outside storage is not proposed with this project. 
 
 (f) Access to Medical Marijuana Establishment or Marijuana Establishment must comply 

with all applicable state and federal laws and regulations.  
 

Staff has recommended a condition of approval requiring maintenance of the State License 
which would require compliance with all state regulations (Condition 7). 

 
 (g) Medical Marijuana Establishment and Marijuana Establishment merchandise and 

products must not be visible when viewed from outside the building in which the 
Marijuana Establishment or Marijuana Establishment is located.  

 
 As designed, merchandise should not be visible from outside the building.  Staff has 
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 recommended a condition of approval to address this requirement (Condition 23). 
 
 (h) All signage for Medical Marijuana Establishments and Marijuana establishments must 

be discreet, professional and consistent with the traditional style of signage for 
pharmacies and medical offices. All Medical Marijuana establishments and Marijuana 
Establishments are limited to following signage:  

  (1) A maximum of thirty (30) square feet of wall sign area.  
  (2) A maximum of thirty-two (32) square feet of freestanding sign area.  
  (3) The maximum freestanding sign height for Marijuana Dispensaries and 

Marijuana Retail Stores shall be determined by the applicable commercial or 
shopping center regulations of Division 4 (Signs).  

  (4) The maximum freestanding sign height for all Medical Marijuana Establishments 
and Marijuana Establishments other than Medical Marijuana Dispensaries and 
Marijuana Retail Stores shall be ten (10) feet.  

  (5) Where a Medical Marijuana Establishment and Marijuana Establishment are 
jointly located on a single property, the maximum permitted sign area applies to 
the property and not each type of Establishment.  

 
 Signage is not being reviewed as part of this Special Use Permit.  Signage will require a  
 sign permit with review and approval by the Planning Division prior to installation.  At that  
 time, staff will review the sign permit application for conformance with these requirements.   
 Staff is recommending a condition of approval to address this (Condition 25). 
 
 (i) Off-street parking must be provided for Medical Marijuana Establishments and 
  Marijuana Establishments in accordance with the following:  
  (1) For Medical Marijuana Dispensaries and Marijuana Retail Stores, a minimum of 

one (1) space for every three hundred (300) square feet of gross floor area.  
  (2) For Medical Marijuana Cultivation Facilities and Marijuana Cultivation Facilities, 

a minimum of one (1) space for every one thousand (1,000) square feet of gross 
floor area.  

  (3) For Medical Marijuana Product Manufacturing Facilities and Marijuana Product 
Manufacturing Facilities, a minimum of one (1) space for every five hundred 
(500) square feet of gross floor area.  

  (4) For Medical Marijuana Testing and Marijuana Testing Facilities, a minimum of 
one (1) space for every four hundred (400) square feet of gross floor area.  

 
As designed, the project will provide a total of 63 parking spaces to serve the retail marijuana  
store and the future tenant.  Per subsection 1 above, a minimum of 13 spaces are required  
to serve the retail marijuana store.  The Applicant has allocated 14 parking spaces for this  
use.  
  
 (j) Notwithstanding any other provision of CCMC, not more than 2 Medical Marijuana 

Dispensaries and 4 Marijuana Retail Stores are allowed to operate at the same time 
in Carson City.  

 
Bill No. 118, Ordinance No. 2022-19 was adopted by the Board of Supervisors on September 
15, 2022, increasing the allowable number of marijuana retail stores in Carson City to 4.  This 
request would allow for the construction and operation of the third marijuana retail store within 
the city.  While the ordinance has been approved, it will not become effective until October 1, 
2022.  Staff has included a condition of approval to address this (Condition 1). 
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 (k) A Medical Marijuana Dispensary may only be jointly located within the same premises 
of a Marijuana Retail Store that is operating in good standing. 
 
The applicant is proposing a new marijuana retail store that does not have a medical 
marijuana component.   
 
 (l) A Medical Marijuana Establishment or Marijuana Establishment is prohibited within 

one thousand (1,000) feet of a public or private school that provides formal education 
traditionally associated with preschool or kindergarten through grade twelve (12), or 
within three hundred (300) feet of a facility that provides day care to children, a public 
park, a playground, a public swimming pool, and any other center or facility, the 
primary purpose of which is to provide recreational opportunities or services to children 
or adolescents, which already exists on the date the application for the proposed 
Medical Marijuana Establishment or Marijuana Establishment is submitted to the 
applicable state agency for approval to operate, as measured on a straight line from 
the property line of the nearest school or facility to the front door or primary entrance 
of the Medical Marijuana Establishment or Marijuana Establishment.  

 
The Applicant has verified, and staff has substantiated, that the proposed store meets the 
minimum distance requirements outlined in this standard. 
 
2. The following standards apply to all Medical Marijuana Dispensaries and Retail Marijuana 

Stores:  
 (a) A single point of secure public entry must be provided and identified.  
 
A single point of secure public entry has been identified on the floor plan.  The other set of 
double doors will be for exit only.  There is another door proposed in the south-west corner 
of the building which will serve as an egress for back of house employees, not the public. 
 
 (b) Hours of operation are limited to between 8:00 a.m. and 10:00 p.m., daily.  
 
The hours of operation will be limited per this section of the Carson City Development 
Standards.  Staff has recommended a condition of approval to address this requirement 
(Condition 22). 
 
 (c) Drive-through service is permitted. 
 
The applicant has requested drive-through services with their special use permit.  The   Staff 
has recommended a condition of approval requiring the drive-through be equipped with visible 
operable security surveillance system (Condition 26). 
 
 (d) A Medical Marijuana Dispensary or Retail Marijuana Store is prohibited on any 

property, or within a shopping center with frontage, that is located on the same street 
on which a residentially zoned property is also located unless the dispensary or store 
is located more than three hundred (300) feet from the residential property, as 
measured on a straight line from the nearest residential property line abutting the 
street right-of-way to the front door of the dispensary or store.  

 
The proposed location of the retail marijuana store is not located on the same street as a  
residentially zoned property.  There is an existing single-family residence immediately west  
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of the project site, however, the property is zoned General Commercial. 
 

(e)  Curbside pickup service may be authorized pursuant to a Special Use Permit.  A 
Special Use Permit that is issued for curbside pickup service must expressly state that 
such service: 

 (1)  Must be provided only through a customer appointment basis. 
 (2)  Must be conducted in a manner which does not increase ordinary onsite or offsite 

vehicle traffic congestion, including, without limitation, an increase in parked or 
unparked vehicles awaiting curbside pickup service in any area outside the immediate 
premises of the property on which the Medical Marijuana Dispensary or Retail 
Marijuana Store is located. 

 (3)  Must be provided in an area immediately adjacent to the Medical Marijuana 
Dispensary or Retail Marijuana Store. 

 (4)  Must be provided in an area that is visible on an operable security surveillance 
system. 

 (5)  Must not be provided on any property other than the private property on which the 
Medical Marijuana Dispensary or Retail Marijuana Store is located. 

 (6)  Must not be provided in front of or adjacent to any other business in a manner that 
is disruptive to the other business.   
(7)  Must not be provided in any designated fire lane. 

 (8)  Must not be facilitated through the use of any directional sign or shade structure 
that contains commercial advertisement for the Medical Marijuana Dispensary or 
Retail Marijuana Store. 

 
Curbside services have been allowed with the adoption of Bill No. 117, Ordinance 2022-18.  
Staff has recommended a condition of approval requiring the plans for the building permit to 
demonstrate compliance with the requirements of this section. 
 
3. In addition to the required findings for a Special Use Permit, the following standards must 
also be considered in the review of a request for a Special Use Permit for a Medical Marijuana 
Dispensary or Marijuana Retail Store to be located within the General Industrial zoning 
district:  
 (a) That the proposed Medical Marijuana Dispensary or Marijuana Retail Store is located 

where sufficient, convenient and safe access is provided to the public.  
 (b) That the proposed location has adequate lighting and street improvements for a use 

providing public access.  
 
The subject property is located in the General Commercial zoning district; therefore, these 
requirements do not apply. 
 
PUBLIC COMMENTS:  
 
Public notices were mailed to 46 property owners within 1500 feet of the subject site on 
September 15, 2022.  As of the writing of this report, staff has received six written public 
comments noting concerns with the application (attached).  Any comments that are received 
after this report is completed will be submitted to the Planning Commission prior to or at the 
meeting on September 28, 2022, depending on the date of submission of the comments to 
the Planning Division. 
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OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS:  
 
Plans were routed to commenting agencies, and the following comments were received.  
Comments have been incorporated into the conditions of approval, as appropriate. 
 
Development Engineering 
The Carson City Public Works Department Development Engineering Group (“Development 
Engineering”) has no preference or objection to the special use request provided that the 
following conditions are met: 

• The project must contribute to the pro rata share for the construction of a traffic signal 
at S. Carson St and Appion Way through the execution of a Development Agreement, 
prior to a building permit being issued. 

• The intersection of Cochise Street and West Appion Way must be converted into an 
all-way stop intersection with the off-site improvement plans for this project. 

• A right turn lane must be added to the east leg of the intersection of Cochise Street 
and West Appion Way with the off-site improvement plans for this project. 

• Cochise Street must be reconstructed with half-street improvements from the 
intersection of Roland Street to Junction Drive and must have a minimum width to 
accommodate two-way traffic. 

• Junction Drive must be reconstructed with half-street improvements from Cochise 
Street to the entrance on Junction Drive and must have a minimum width to 
accommodate two-way traffic. 

• Bennett Avenue must be reconstructed with half-street improvements from junction 
drive to the west property line and must have a minimum width to accommodate two-
way traffic.  

• The project must meet all Carson City Development Standards and Standard Details 
including but not limited to the following: 

o Water and sewer mains must be extended to serve the project. 
o The water main must be looped with a pressure reducing valve vault. 
o A water main analysis must be submitted for the new mains. 

 
Development Engineering has reviewed the application within the 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 is not in conflict with any Engineering Master Plans.    
 
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 
Local intersections:  The intersections impacted by the proposed development include Appion 
Way and South Carson Street, Appion Way at Cochise Street, Cochise Street at Roland 
Street, and Clearview Drive at Curry Street.  The intersection of Appion Way and South 
Carson Street requires a pro rata share contribution for a traffic signal, similar to what has 
been required on other projects.  The intersection of Cochise Street and Appion Way must 
be mitigated to accommodate the extra queueing at the intersection.  Streets used to access 
the property will be required to be reconstructed with half-street improvements. 
Parking and internal circulation:  The parking area must be designed to meet Carson City 
Standard Details. 
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CCMC 18.02.080(5)(d) - Public Services 
Water and sewer mains must be extended to serve this site and must meet Carson City 
Standards.  There is extra capacity available in the NDOT stormwater detention basin which 
can be used to serve this site, alternatively stormwater can be detained on-site.   
 
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 will meet engineering standards for health and safety if conditions are met.   
 
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. 
 
Caron City Fire Department Comments 
1. The project shall comply with the 2018 International Fire Code. 

 
2. The project shall comply with the 2018 Northern Nevada Amendments. 

 
3. All access roads shall be not less than 26 feet clear width. 

 
4. All access roads shall meet the minimum turn radius per the 2018 International Fire 

Code. 
5. All buildings shall be accessible to the Fire Department within 150 feet. 

 
6. Fire Hydrants shall be provided per Carson City Municipal Code and the 2018 

International Fire Code. 
 
Carson City Environmental Control Authority (“ECA”) Comments 
 
1. An asbestos assessment is required on all applicable materials being demolished, per 

CCMC 12.12.065 and 40 CFR Part 61. 
 

2. After receiving results back from the asbestos assessment, complete Carson City’s 
Acknowledgement of Asbestos Assessment Form.  Submit a copy of this form along 
with a copy of the asbestos assessment at the Building Division of the Carson City 
Community Development Department (“Building Division”), per CCMC 12.12.065. 

 
3. An EPA 10 Day Notification is required.  The Environmental Protections Agency 

(“EPA”) requires a NESHAP 10 Day Notification on both a commercial facility and a 
residential building being demolished that will become a commercial property.  Submit 
a completed copy of this document to the Building Division along with proof that the 
Notification was sent to EPA Region IX, per CCMC 12.12.065. 

 
4. Please note: if any asbestos containing material is to be taken to the Carson City 

Landfill for disposal, an Industrial Waste Manifest must first be obtained from the ECA 
before this material will be allowed to enter the landfill, per CCMC 12.12.050.  If any 
asbestos containing material is to be taken to the Lockwood Landfill for disposal, ECA 
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will require a copy of the receipt issued from Lockwood to be submitted to the Building 
Division. 

 
5. Connection to the City sewer system is required for this project. 

 
6. All floor sinks in kitchen and food prep areas where grease and/or solids result from 

food preparation are required to connect to a properly sized gravity grease interceptor, 
per CCMC 12.06.245. 

 
7. Submit calculations used in the sizing of the grease interceptor. 

 
8. Submit a plumbing plan that clearly delineates all connections to both sanitary sewer 

and grease interceptor. 
 

9. A trash enclosure servicing a commercial kitchen will require connection either to its 
own grease interceptor or, if adequate fall can be obtained, can connect to the 
commercial kitchen grease interceptor. See CCDS Division 15.5 for trash enclosure 
details. 
 

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. 
 
The subject property is zoned General Commercial and has a master plan designation of 
Community / Regional Commercial (“C/RC”).  The C/RC master plan designation anticipates 
general retail uses.  A new retail marijuana store is consistent with the anticipated uses.   
 
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.   

 
The project will not be detrimental to the use, peaceful enjoyment, economic value, or 
development of surrounding properties or the general neighborhood.  The subject property is 
surrounded by similarly zoned parcels to the north and west and S. Carson Street and Hwy 
50 W. to the east and south.  CCDS Division 1.20 outlines requirements for operating a 
medical marijuana dispensary and marijuana retail store, including but not limited to, no on-
site consumption, no outdoor display of merchandise, requiring the interior and exterior of the 
facility to be maintained in a professional manner consistent with the traditional styles of 
pharmacies and medical offices, and limited hours of operation.  A retail marijuana store at 
this location is consistent with other similar use in the same zoning district.  The nature of the 
business is in line with a retail use and as conditioned is not expected to cause objectionable 
noise, vibrations, fumes, odors, dust, glare or physical activity. 
 



LU-2022-0262 
5100 S Carson Street 

 Planning Commission 
September 28, 2022 

 Page 13 
 
3. Will have little or no detrimental effect on vehicular or pedestrian traffic. 
 
A traffic impact study was completed and provided to staff for review with the SUP application.  
The study concluded that the intersections that would be impacted include Appion Way and 
South Carson Street, Appion Way at Cochise Street, Cochise Street at Roland Street, and 
Clearview Drive at Curry Street.  To mitigate these impacts, staff is recommending a condition 
of approval requiring a pro rata share contribution for a traffic signal, similar to what has been 
required on other projects, for the intersection of Appion Way and South Carson Street.  The 
intersection of Cochise Street and Appion Way must be mitigated to accommodate the extra 
queueing at the intersection.  To address this, staff is recommending a condition of approval 
requiring a right turn lane to be added to the east leg of the intersection of Cochise Street and 
West Appion Way with the off-site improvement plans for this project.  Additionally, streets 
used to access the property will be required to be reconstructed with half-street 
improvements.  With the proposed conditions of approval, impacts to vehicular and pedestrian 
traffic will be mitigated. 

 
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 addition will not overburden existing public services and facilities.    Water and 
sewer mains must be extended to serve this site and must meet Carson City Standards.  
There is extra capacity available in the NDOT stormwater detention basin which can be used 
to serve this site, alternatively stormwater can be detained on-site.  The Carson City Fire 
Department currently serves this site.  The building permit will be reviewed for compliance 
with the Carson City Fire Code, Northern Nevada Amendments (2018 IFC).  The Carson City 
Sheriff’s Office has indicated that they have no reason to object to another dispensary as they 
have not experienced any marked challenges with the existing operations.  Staff has 
recommended conditions of approval to ensure safety and security at the drive-through. 
 
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.  
 
In addition to this special use request, the Applicant also requested a zoning text amendment 
(ZA-2022-0263) to increase the number of retail marijuana stores allowed in Carson City and 
allow for drive-through services. In addition to the amendment to allow for additional retail 
marijuana stores, the ordinance amended this section of the existing zoning code to require 
medical marijuana dispensaries to be located within the same premises of an existing retail 
marijuana store.  Bill No. 118, Ordinance 2022-19 was adopted by the Board of Supervisors 
on September 15, 2022 and will become effective on October 1, 2022.  Per CCMC 18.04.135 
the use may only be established in the General Commercial zoning district subject to a 
Special Use Permit.  As outlined above in the detailed analysis of compliance with Division 
1.20, the SUP will comply with the specific standards set forth in Title 18. 

 
6. Will not be detrimental to the public health, safety, convenience and welfare.  
 
The existing dispensary locations have not been found to be detrimental to public health, 
safety, convenience and welfare.  The proposed location will be visible from Hwy 50 W. and 
S. Carson Street.  As proposed, the business will operate in a way that is consistent with 
other retail businesses in similar zoning districts.  Moreover, staff has recommended 
conditions of approval to ensure that the business will operate consistent with the 
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requirements of CCDS Division 1.20. 
 
7. Will not result in material damage or prejudice to other property in the vicinity, 

as a result of proposed mitigation measures.  
 
The project is not anticipated to result in material damage or prejudice to other property in the 
vicinity.  The subject property is surrounded by similarly zoned parcels to the north and west 
and S. Carson Street and Hwy 50 W. to the east and south.  The proposed retail marijuana 
store will operate much like other retail businesses in similar zoning districts.  The project will 
operate consistent with CCDS Division 1.20 as well as state law.    
 
Attachments: 
 Public comment 
 Application LU-2022-0262 
 
 



















































































































































































































































































































































PUBLIC COMMENT 

RECEIVED FOR -  

 

JULY 27, 2022  

PLANNING 

COMMISSION 

MEETING DATE 
 




















	LU-2022-0262 (Cannabis dispensary) Approved
	6.H Supporting Material with Public Comments
	6.H Supporting Material with Public Comments
	6.H Supporting Materials
	6.D Supporting Materials


	Public Comment Cover Page




