STAFF REPORT FOR PLANNING COMMISSION MEETING OCTOBER 27, 2010

FILE NO: SUP-10-081
STAFF AUTHOR:

AGENDA ITEM: H-3

Jennifer Pruitt, Principal Planner

REQUEST: Approval of a Special Use Permit to allow a Gaming (unlimited)
establishment in the Retail Commercial zoning district.
APPLICANT / OWNER: Palmer Engineering Group, LTD/City Center
LOCATION:

444 E. William Street, Suite #8

APN:

002-144-13

RECOMMENDED MOTION: “I move to approve SUP-10-081, a Special Use Permit
application from Palmer Engineering Group, LTD., to allow a Gaming (unlimited)
establishment in the Retail Commercial zoning district, located at 444 E. William
Street, Assessor’s Parcel Number 002-144-13, based on seven findings and
subject to the recommended conditions of approval contained in the staff report.”
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RECOMMENDED CONDITIONS OF APPROVAL:
1. All development shall be substantially in accordance with the attached 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 will be rescheduled
for the next Planning Commission meeting for further considerations.
5. All other departments’ conditions of approval, which are attached, shall be
incorporated as conditions of this report.
6. The Carson City Gaming License shall be limited to 53 slot machines.

LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.080 (Special Use
Permits) and 18.04.130 Retail Commercial
MASTER PLAN DESIGNATION: Regional Commercial/Community
ZONING DISTRICT:

Retail Commercial

KEY ISSUES: Will the proposed unlimited gaming use be compatible with
adjacent land uses and properties? Would the proposed unlimited gaming use
cause material damage to surrounding properties? Is this an appropriate location
for the proposed use?
SURROUNDING ZONING AND LAND USE INFORMATION
NORTH:
SOUTH:
EAST:
WEST:

Retail Commercial-Commercial uses
Downtown Mixed Use/Retail Commercial-Commercial uses
Retail Commercial-Commercial uses
Retail Commercial-Commercial uses
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SITE HISTORY
•

On July 27, 1982 – the Regional Planning Commission denied a Special Use
Permit (U-82-18) a request to allow five freestanding billboards on various
General Commercial and Retail Commercial zoned properties. The applicant
withdrew the application due to opposition from the general public.

•

On April 18, 1991 – the Board of Supervisors approved a Right of Way
Abandonment from Marion Lewis and Douglas and Kathleen Hone to abandon a
portion of Valley Street between East John and East William Streets; Planning
Commission and staff had recommended approval.

•

On April 28, 1992 – the Regional Planning Commission approved a Special Use
Permit (U-91/92-36) to allow joint parking on properties zoning Retail Commercial
and General Commercial; staff had recommended approval.

•

On June 15, 1992 – the Planning Division approved a building permit to allow the
construction of an approximate 30,000 square foot shopping center project
known as City Center.

ENVIRONMENTAL INFORMATION
•
•
•
•

FLOOD ZONE: Zone X
SLOPE/DRAINAGE: The site is improved.
SOILS: 71- Urban Land
SEISMIC ZONE: Zone II

SITE DEVELOPMENT INFORMATION
1.

PARCEL AREA:

1.43 Acres

2.

PROJECT SITE AREA:

Approximately 2,000 square feet, Suite #8

3.

EXISTING LAND USE:

Shopping Center

4.

SETBACKS:

The proposed use is within an existing
leasable space

5.

PARKING REQUIRED:
EXISITNG PARKING SPACES:

13 parking spaces
104 parking spaces

6.

VARIANCES REQUESTED:

None
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DISCUSSION:
A Special Use Permit is required by CCMC Section 18.04.130, which states that:
•

Gaming (unlimited) is a conditional use, requiring Special Use Permit
approval.

Gaming Establishment, Non-restricted (unlimited) means an establishment which is
used or intended to be used for the conduct of gaming activities for which a nonrestricted gaming license is required. For informational purposes, the term refers to an
establishment whose gaming operations consist of 16 or more slot machines, or any
number of slot machines together with any other game, gaming device, race book or
sports pool establishment.
The subject is a 1.43 acre parcel located at 444 East William Street, which is improved
with a shopping center known as the City Center Shopping Center. Slot World Smoke
Shop is requesting approval of this Special Use Permit to allow Gaming (unlimited) as a
conditional use on site, within a 2,000 square foot area currently for lease. Per the
information provided by the applicant, Slot World has already received State Gaming
Control Board approval to relocate the gaming establishment to the proposed location.
The Nevada Gaming License is limited to 53 slots. The shopping center currently is
occupied by multiple commercial uses on site.
The Slot World Smoke Shop is currently located at 1325 S. Carson Street, in the Carson
Mall. The Smoke Shop has been located at the Carson Mall location for over 37 years. It
occupied a kiosk in the middle of the mall in 1973 and moved to the current mall space
in the early 1980’s.
Upon evaluation of the subject request, there are no significant concerns with the
proposal based on the following factors:
•
•
•
•

Upon construction in 1992, the subject site (City Center Shopping Center)
was designed for commercial/retail uses.
More than adequate parking is existing on site.
No exterior alterations are required for the proposed use.
There are current commercial/retails uses on site.

The surrounding properties of the general area are a mix of restaurants, bars,
businesses, offices and gaming establishments. As many are aware gaming is an
integral part of the Nevada experience, with slot machines being a pervasive part of the
business community. Currently, in Carson City there are 68 active gaming licenses.
There are three active gaming licenses within close proximity to the subject site.
Nevada legalized "wide-open" gambling in 1931. Under this newly liberalized regime,
commercial gaming slowly grew. In the 1940s and 1950s, with the success of the Las
Vegas Strip, the modern American gaming industry truly emerged.
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Per the information obtained by the State, Nevada gaming sites are divided into two
categories: restricted locations, which have 15 or fewer gaming machines, and
unrestricted locations, which have more than 15 machines and table games. Nevada
casinos are investigated and policed by the Gaming Control Board, and the Gaming
Commission approves licenses.
In the past 10 years, the Planning Commission has approved two unlimited gaming
Special Use Permits:
1. U-01/02-15
Unlimited Gaming for Ormsby House (lower section Ormsby
House parking garage), approved on November 28, 2001.
2. U-03/04-05
Unlimited Gaming for Doppelgangers (previously know as Stew’s),
approved on July 30, 2003.
In reviewing the information provided by the applicant and the required findings as
identified below, the findings to grant approval of this Special Use Permit can be made.
Therefore, it is recommended that the Planning Commission approve this Special Use
Permit application, SUP-10-081.
PUBLIC COMMENTS: Public notices were mailed on October 08, 2010 notices were
sent to 30 adjacent property owners within 300 feet of the subject site pursuant to the
provisions of NRS and CCMC. At the writing of this report no comments have been
received either in favor of or in opposition to the proposal. Any comments that are
received after this report is complete will be submitted prior to or at the Planning
Commission meeting, depending on their submittal date to the Planning Division.
OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS: The following
comments were received from various city departments. Recommendations have been
incorporated into the recommended conditions of approval, where applicable.

Building Division comments:
•

A building permit has already been issued for this project, therefore, there
are no additional comments from the Building Division.

Engineering Division comments:
•

The Engineering Division has no preference or objection to the special use
request.

Fire Department comments:
•

Slot World Casino, City of Carson City Must meet all codes and
ordinances as they relate to this request.
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FINDINGS: Staff recommends approval of the Special Use Permit based the findings
below, pursuant to CCMC 18.02.080 (Special Use Permits), subject to the
recommended conditions of approval, and further substantiated by the applicant’s written
justification.
As herein described, the proposed project is consistent with the following applicable
goals and policies (in italics) of the Master Plan in accordance with the seven findings (in
bold) required for approval of a Special Use Permit:
1.

The use will be consistent with the objectives of the Master Plan elements.

CHAPTER 3: A BALANCED LAND USE PATTERN
The Carson City Master Plan seeks to establish a balance of land uses within the
community by providing employment opportunities, a diverse choice of housing,
recreational opportunities, and retail services.

Is the proposed development located on priority infill development area (1.2a)
This property is surrounded by developed commercial establishments. The 1.43-acre
parcel is bordered to the north by East John Street, by North Stewart Street to the west,
Anderson Street to the East and East Williams Street to the south. The site contains a
multi-use commercial strip mall with uses that include professional offices, restaurants
and retail stores.
In identified Mixed-Use areas, promote mixed-use development patterns as appropriate
for the surrounding context consistent with the land use descriptions of the applicable
Mixed-Use designation, and meet the intent of the Mixed-Use Evaluation Criteria (2.1b,
2.2b, 2.3b, Land Use Districts)
Although this project is not located specifically in a Mixed Use Area, the project is
adjacent to the downtown mixed use area to the south. The retail center does provide
for many mixed uses compatible with the use district.
CHAPTER 6: LIVABLE NEIGHBORHOODS AND ACTIVITY CENTERS
The Carson City Master Plan seeks to promote safe, attractive and diverse
neighborhoods, compact mixed-use activity centers, and a vibrant, pedestrian-friendly
Downtown.
Does the proposed development provide variety and visual interest through the
incorporation of well-articulated building facades, clearly identified entrances and
pedestrian connections, landscaping and other features consistent with the Development
Standards (6.1c)?
Per the applicant, the retail center exterior was recently upgraded to provide more
variety and visual interest.
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Does the proposed development provide appropriate height, density and setback
transitions and connectivity to surrounding development to ensure compatibility with
surrounding development for infill projects or adjacent to existing rural neighborhoods
(6.2a, 9.3b 9.4a)?
This project promotes compatibility with the surrounding development and adjacent
uses.
CHAPTER 7: A CONNECTED CITY
The Carson City Master Plan seeks to promote a sense of community by linking its many
neighborhoods, employment areas, activity centers, parks, recreational amenities and
schools with an extensive system of interconnected roadways, multi-use pathways,
bicycle facilities and sidewalks.
Does the proposed development promote transit-supportive development patterns (e.g.
mixed-use, pedestrian-oriented, higher density) along major travel corridors to facilitate
future transit (11.2b)?
The project is located along the new Stewart Street extension and Williams Street
corridors. The site has pedestrian sidewalks on all sides of the site.
Does the proposed development maintain and enhance roadway connections and
networks consistent with the Transportation Master Plan (11.2c)?
The site adjacent to the newly extended Stewart Street extension and close to the nearly
complete Roop Street widening project. The project maintains the current roadway
connections and networks.
2.

The proposed use will not be detrimental to the use, peaceful enjoyment,
economic value, or development of surrounding properties or the general
neighborhood; and will cause no noise, vibrations, fumes, odors, dust,
glare or physical activity.

During the tenant improvement process dust must be controlled. Once complete, the
proposed use should not create any objectionable noise, vibrations, odors, dust, glare or
physical activity any more than the current use of the property does.
The proposed project does not involve uses that will take place outside, which will result
in physical activity on site. It is not anticipated that outside uses will be detrimental to the
use, peaceful enjoyment, economic value, or development of surrounding properties or
the general neighborhood.
3.

The project will have little or no detrimental effect on vehicular or
pedestrian traffic.

The proposed commercial use is not anticipated to have a detrimental impact on
vehicular or pedestrian traffic. Pedestrian movement would not be affected.
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4.

The project 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 project 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.
5.

The project meets the definition and specific standards set forth elsewhere
in this Title 18 for such particular use and meets the purpose statement of
that district.

18.04.130 Retail Commercial (RC). The purpose of the RC District is to preserve a
commercial district limited primarily to offices and retail sale of new merchandise and
excluding all uses in the General Commercial and Industrial Districts, except for some
service uses which are compatible with the zone.
•

All uses within the RC District shall be conducted within a building, and aside
from display windows, be screened from view. Outdoor display and storage of
autos, recreational vehicles, or mobilehomes in conjunction with an existing
business with sales of autos, recreation vehicles and mobilehomes is allowed in
accordance with Division 2 of the Development Standards and provided the
vehicles or mobilehomes do not encroach into City or State Right-of-Way without
an approved encroachment permit and are screened from adjacent parcels.
Temporary outdoor display and sale of merchandise for a period not to exceed
30 days within a calendar year may be authorized by the Director subject to Title
18.02.115.8 (Outdoor Sales and Activities).

The proposed use will be in keeping with the specific definition noted above related to
the Retail Commercial zoning district.
6.

The project will not be detrimental to the public health, safety, convenience
and welfare.

The proposed use will be commercial in character, which is similar to the uses on site
currently. The proposed use is anticipated to not cause significant land use impacts,
which would be detrimental to the public health, safety, convenience and welfare.
7.

The project will not result in material damage or prejudice to other property
in the vicinity.

As noted above, the distance to adjacent properties is measured in hundreds of feet.
The impacts of the proposed project would hardly be noticeable and would not result in
material damage or prejudice to adjacent residential, public or agricultural property in the
vicinity.
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Respectfully submitted,
PUBLIC WORKS, PLANNING DIVISION

Jennifer Pruitt
__________________________________
Jennifer Pruitt, AICP, LEED AP
Principal Planner

Attachments:
Application (SUP-10-081)
Building Division comments
Engineering Division comments
Fire Department comments
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