STAFF REPORT FOR PLANNING COMMISSION MEETING OF DECEMBER 18, 2013

FILE NO: SUP-13-148

AGENDA ITEM: G-1

STAFF AUTHOR: Susan Dorr Pansky, Planning Manager
REQUEST: Approval of a Special Use Permit request to utilize off-site parking to accommodate
a proposed business expansion on property zoned Retail Commercial (RC), located at 220 W.
John Street and 1202 N. Carson Street, APNs 001-173-05 and 001-174-01.
APPLICANT: Alireza Arbabha
OWNER: Patricia G. Olson Trust (220 W. John Street) and Lucy R. Gilbert Trust (1202 N.
Carson Street)
LOCATION: 220 W. John Street and 1202 N. Carson Street
APN: 001-173-05 and 007-174-01
RECOMMENDED MOTION: “I move to approve SUP-13-148, a Special Use Permit to allow
off-site parking to accommodate a proposed business expansion on property zoned Retail
Commercial, located at 220 W. John Street and 1202 N. Carson Street, APNs 001-173-05 and
001-174-01 based on the findings and subject to the conditions of approval outlined in the staff
report.
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RECOMMENDED CONDITIONS OF APPROVAL:
1.

The applicant must sign and return the Notice of Decision within 10 days of receipt of
notification. If the Notice of Decision is not signed and returned within 10 days, the item
may be rescheduled for the next Planning Commission meeting for further consideration.

2.

The applicant shall meet all of the conditions of approval and commence the use for
which this permit is granted within twelve months of the date of final approval. A single,
one-year extension of time may be granted if requested in writing to the Planning
Division 30 days prior to the one-year expiration date. Should this permit not be initiated
within one year and no extension granted, the permit shall become null and void.

3.

All development shall be substantially in accordance with the development plans
approved with this application, except as otherwise modified by the conditions of
approval herein.

4.

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

5.

This approval is for the use of off-street parking located at 1202 N. Carson Street for the
benefit of 220 E. John Street in anticipation of a proposed business expansion and in no
way implies approval of any part of the business or building expansion itself.

6.

The applicant shall maintain a valid agreement to use the parking at 1202 N. Carson
Street. If a valid agreement does not exist, the Special Use Permit shall become null and
void.

7.

The applicant shall provide seven off-site parking spaces at 1202 N. Carson Street to
meet the parking requirements for the proposed expansion of 220 W. John Street as
outlined in the Carson City Development Standards, Division 2 (Parking). Any further
expansion of 220 W. John Street which requires the use of additional parking at 1202 N.
Carson Street shall require modification to this Special Use Permit.

LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.080 (Special Use Permits);
Development Standards, Division 2.3.4 (Off-Site Parking within 300 Feet)
MASTER PLAN DESIGNATION: Community/Regional Commercial
ZONING DISTRICT: Retail Commercial (RC)
KEY ISSUES: Will the proposed off-site parking area cause material damage to surrounding
properties?
SURROUNDING ZONING AND LAND USE INFORMATION:
 NORTH:
Retail Commercial/Single and Multi-Family Residences, Motel
 SOUTH:
Downtown Mixed Use/Retail, Restaurant with Parking Lot
 EAST:
General Commercial/Retail, Bar
 WEST:
Residential Office/Professional Offices
ENVIRONMENTAL INFORMATION:
 FLOOD ZONE: X Shaded
 SLOPE/DRAINAGE: Both sites are developed and relatively flat
 EARTHQUAKE: Moderate, Fault Zone within 200 feet
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SITE DEVELOPMENT INFORMATION:
 PARCEL AREA: .75 acres (total combined parcels)
 EXISTING LAND USE: Bakery, Parking Lot, Retail
 EXISTING STRUCTURES: 14,153 square feet (total combined buildings)
 PROPOSED STRUCTURES: None
 EXISTING PARKING:
o 1202 N. Carson Street
 35 off-street parking spaces
 11 on-street parking spaces
 46 total parking spaces
o 220 W. John Street
 3 off-street spaces
 REQUIRED PARKING:
o 1202 N. Carson Street
 52 parking spaces
o 220 W. John Street
 9 parking spaces (with proposed restaurant expansion)
 VARIANCES REQUIRED: None
SITE HISTORY:
 None
DISCUSSION:
LA Bakery Café is a small local bakery and restaurant specializing in Mediterranean and
European pastries and desserts. In addition to baked goods, LA Bakery serves breakfast and
lunch in its dining room located at 220 W. John Street. The applicant wishes to expand
operations to provide a larger eat-in dining area to accommodate 36 seats, which would require
nine parking spaces to serve the restaurant. LA Bakery has three parking spaces to serve its
current operations, but due to the size and location of the property, expansion of parking to
accommodate six additional spaces is not possible.
Per Carson City Development Standards, Division 2 (Parking), if there is no parking area
available on the building site, off-street parking as required by the Division may be provided on
a parcel within 300 feet of the building site upon first securing a Special Use Permit.
Additionally, upon submittal of accredited documentation (e.g. ITE or the latest version of Smart
Growth Parking Best Practices), the Community Development Director may accept a
modification of the distance criteria as well as the parking solution provided, or may request
Commission approval of such a modification.
The applicant has identified an existing parking lot approximately 110 feet from the subject
property, located at 1202 N. Carson Street, at the shopping center commonly known as Gilbert
Square. The parking lot at 1202 N. Carson Street has 35 off-street parking spaces (eight at the
front of the center, and 27 at the rear of the center) and 11 on-street parking spaces adjacent to
the property that may be counted toward its total parking requirement because it is located in a
redevelopment district. This brings the total existing parking at 1202 N. Carson Street to 46
spaces. Under current parking standards, the minimum required parking for 1202 N. Carson
Street is 52 parking spaces, which is eight more than what is available; however, the shopping
center located on this property was constructed in 1955, which precedes current parking
requirements.
The applicant proposes to share seven parking spaces in the rear parking lot of 1202 N. Carson
Street for the benefit of LA Bakery’s location at 220 W. John Street. The addition of seven
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parking spaces would exceed the minimum parking requirement for the proposed dining room
expansion at LA Bakery.
The sharing of seven parking spaces for LA Bakery at 1202 N. Carson Street would bring the
total parking requirement under current standards to 59 parking spaces, which is 13 more
spaces than what exists. The applicant has indicated that the rear parking lot at 1202 N. Carson
Street is not heavily used by customers wishing to visit the shops at Gilbert Square, and staff
has observed this over the years as well. Preliminary parking data provided by the applicant
suggests that throughout a regular business day, the rear parking lot does not fill more than one
third of the total space available. The majority of the Gilbert Square customers use the front
eight spaces because the spaces are right off of Carson Street and more convenient than using
the rear parking lot. Staff anticipates that more data will be available for the Planning
Commission meeting.
Based on observation and the data provided by the applicant, it is staff’s opinion that the parking
lot is currently underutilized and provides an excess of parking for 1202 N. Carson Street.
Additionally, on-street parking is typical in this neighborhood for both residential and commercial
uses, providing adequate parking opportunity in the event that demand is increased.
The applicant has provided a copy of the proposed lease for the parking spaces, as well as a
letter from the property owner of 1202 W. John Street indicating that the applicant has “right of
refusal,” on the parking space lease, meaning that the seven parking spaces would be available
to the applicant until he no longer requires them. These documents are intended to provide
assurance to staff and the Planning Commission that the agreement to use the parking will be
long term.
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 with
the conditions outlined by staff.
PUBLIC COMMENTS:
Public notices were mailed on November 26, 2013 to 41 adjacent property owners within 300
feet of the subject site pursuant to the provisions of NRS and CCMC. As of the date this report
was completed no comments had been received by the Planning Division. 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:
There are no Building Division comments regarding the request for additional parking. This
review in no way assumes to grant approval of the proposed building addition/remodel as
shown in the submittal.
Engineering Division Comments:
Engineering has no preference or objections to the Special Use Permit. This permit is
considered to be for the off-site parking area only.
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Fire Department Comments:
No comment on the parking area. This does not constitute approval of the new seating area
building shown on the application.
Public Works, Environmental Control Comments:
No comments received.
Health and Human Services Comments:
Plans for the new seating area and kitchen remodel must be submitted through the Building
Division and approved prior to the start of work. All finishes and equipment for the addition must
comply with NRS and NAC 446.
FINDINGS: Staff recommends approval of the Special Use Permit based on the findings
outlined 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.
1.

The use will be consistent with the objectives of the Master Plan elements.
The proposed project is consistent with the following applicable goal of the Master Plan
in accordance with the seven findings (in bold) required for approval of a Special Use
Permit:
Goal 1.2 – Promote Infill and Redevelopment in Targeted Areas
Both 220 W. John Street and 1202 N. Carson Street are located within Redevelopment
Area No. 1, which is classified as a High Priority Area. The use of an existing,
underutilized parking area to accommodate the parking needs of an expanding local
business in the immediate vicinity is a good example of infill development and promotes
a better use of existing resources within the redevelopment area.

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.
The use of existing off-site parking in an underutilized parking area will not be
detrimental to the use, peaceful enjoyment, economic value, or development of
surrounding properties and will not cause additional noise, vibrations, fumes, odors, dust,
glare or physical activity. It will allow patrons of LA Bakery to use off-street parking more
regularly and will reduce the amount of on-street parking that currently occurs in
association with the bakery and restaurant use.

3.

The project will have little or no detrimental effect on vehicular or pedestrian
traffic.
The proposed off-site parking will have little detrimental effect on vehicular and
pedestrian traffic. Customers of LA Bakery that use the off-site parking will be required to
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cross N. Curry Street to reach the bakery. There is no crosswalk on N. Curry Street at
the intersection of W. John Street, but this section of Curry is not heavily traveled,
making a pedestrian/vehicle conflict unlikely.
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 use of existing off-site parking will not require the extension of public
improvements and will not overburden existing public services and facilities including
schools, police and fire protection, water, sanitary sewer, public roads, storm drainage or
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.
The use off-site parking within 300 feet is a conditional use as outlined in the Carson
City Development Standards, Division 2 (Parking). Upon approval of the Special Use
Permit with the recommended conditions of approval, the proposed project will be in
conformance with the requirements of the Carson City Municipal Code.

6.

The project will not be detrimental to the public health, safety, convenience and
welfare.
The proposed use of off-site parking will not be detrimental to the health, safety,
convenience and welfare of the general public. It will benefit to the customers of LA
Bakery by providing additional parking in the immediate vicinity and will benefit the
surrounding neighborhood by relocating some of LA Bakery’s parking to an off-street
parking area.

7.

The project will not result in material damage or prejudice to other property in the
vicinity.
The proposed use of off-site parking will not result in material damage or prejudice to
other properties in the vicinity but will make good use of an existing underutilized parking
area in the downtown redevelopment area.

Attachments:
Site Photos
City Comments
“Right of Refusal” Letter for 1202 N. Carson Street
Application (SUP-13-148)

