STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF AUGUST 28, 2019
FILE NO.: SUP-19-118

AGENDA ITEM: E.3

STAFF AUTHOR: Heather Ferris, Associate Planner
REQUEST: For Possible Action: Discussion and possible action regarding a request for a
Special Use Permit for a marijuana production facility, located at 4949 Highway 50 East, #A-4,
APN 008-371-05. (Heather Ferris, hferris@carson.org).
Summary: The existing marijuana production facility obtained a Special Use Permit in October
2015 and approval for an expansion in August of 2017. The current owner will be merging with
another company, therefore changing ownership. Carson City Development Standards 1.20.1.a
requires a new Special Use Permit with the change of owner/operator. There are no proposed
changes to the previously approved operation of the marijuana production facility.
RECOMMENDED MOTION: “I move to approve SUP-19-118, based on the findings and subject
to the conditions of approval contained in the staff report.”
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RECOMMENDED CONDITIONS OF APPROVAL:
The following shall be completed prior to commencement of the use:
1.

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

2.

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

3.

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

4.

All on- and off-site improvements shall conform to NRS 453A and NRS 453D, as well as
adopted regulations of the Division of Public and Behavioral Health of the Department of
Health and Human Services and the Nevada Tax Commission, where applicable, and as
may be modified from time to time.

5.

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 thirty days prior to the one year expiration date. Should this permit not
be initiated (obtain a Building Permit) within one year and no extension granted, the
permit shall become null and void.

6.

The applicant shall maintain a State certificate to operate a Marijuana Establishment,
specifically a production facility, at the subject location prior to commencement of
operation. Failure to maintain this certificate will render this Special Use Permit null and
void.

7.

The applicant shall obtain and maintain a valid Carson City Business License for the
operation of a Medical Marijuana production facility.

8.

The applicant shall provide parking consistent with Carson City Development Standards.

9.

Should the applicant desire modifications to the existing signage, the applicant shall
submit the proposed signage to the Planning Division for review and approval prior to
installation. A Sign Permit may be required depending on the nature of the proposed
signage. All signage shall conform to Division 1.20 and Division 4 of the Carson City
Development Standards, as applicable.

The following conditions shall be applicable throughout the life of the use:
10.

The Special Use Permit for this Marijuana production facility is only valid at the location
specified in this application for the operator who obtains the Nevada State certificate for
this facility. The Special Use Permit approval shall expire and become null and void if
the operator loses or otherwise forfeits his or her State certificate to operate this facility.
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Special Use Permits for Medical Marijuana Establishments are non-transferable between
operators and locations within Carson City.
11.

All production facility operations shall conform to NRS 453A and 453D as well as
adopted regulations of the Division of Public and Behavioral Health of the Department of
Health and Human Services and the Nevada Tax Commission, where applicable, and as
may be modified from time to time.

12.

Marijuana or marijuana-infused products intended for disposal shall be rendered
unusable and disposed of off-site at the Carson City Landfill as medical material for
immediate burial. Temporary exterior on-site storage of product for disposal shall be
prohibited. This method of disposal is subject to change and may be modified by
Carson City at any time.

13.

No consumption of marijuana or marijuana-infused products shall occur on the premises
of this production facility, including the parking lot and surrounding area.

14.

The sale of marijuana products to the general public from this facility is prohibited.

15.

Outdoor display and sales of marijuana merchandise is prohibited.

16.

Marijuana products shall not be visible from outside the production facility at any time.

17.

The applicant shall maintain ventilation and filtration systems at all times to prevent
offensive odor discharge from the building that could impact the surrounding properties.
Failure to maintain this system, as well as the detection of marijuana odors in the vicinity
may result in citation and possible revocation of this Special Use Permit.

LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), CCMC 18.04.150 General
Industrial (GI), CCMC DS 1.20 Development Standards for Medical Marijuana Establishments
MASTER PLAN DESIGNATION: Mixed Use Commercial (MUC)
PRESENT ZONING: General Industrial (GI)
KEY ISSUES: Will the proposed medical marijuana production facility expansion 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: General Industrial/Vacant Parcel immediately adjacent. Mobile home park within
120’+/• WEST: General Industrial/Warehouse Uses
• NORTH: General Commercial/Commercial Large Equipment Sales
• SOUTH: General Industrial/Concrete Mixing Plant
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ENVIRONMENTAL INFORMATION:
• FLOOD ZONE: X-shaded (0.2% Annual Chance of Flood Hazards)
• EARTHQUAKE FAULT: Zone II
• SLOPE/DRAINAGE: Site has been previously developed and is relatively flat
SITE DEVELOPMENT INFORMATION:
• LOT SIZE: 1.00 Acre
• EXISTING STRUCTURE SIZE: 8,300 square feet, the applicant currently occupies
approximately 4,800 square feet of tenant space.
• EXISTING PARKING: 20 spaces
• SETBACKS: Existing building
• VARIANCES REQUESTED: None
PREVIOUS REVIEWS:
•
SUP-17-082: Special Use Permit to expand the Marijuana Production Facility
•
SUP-15-093: Special Use Permit for a Medical Marijuana Production Facility
•
SUP-13-025: Special Use Permit for a 65-foot wireless telecommunication monopole
•
SUP-05-134: Special Use Permit for a billboard (never erected)
•
M-00/01-2: Appeal of 10-foot landscaping requirement adjacent to an arterial
(withdrawn)
DISCUSSION:
The applicant has a current Special Use Permit to operate a medical marijuana production
facility under SUP-15-093 and SUP-17-082, as well as a state license and Carson City business
license. The production facility uses marijuana trim/oil that is purchased from licensed
cultivators/producers for the purpose of extracting cannabinoids for use in edible manufacturing,
or further refined for other cannabis products. The facility consists of an intake room, extraction
area, refinement area, edibles manufacturing area, packaging area, shipping/receiving area,
storage room, and office and break room. The facility employs 9 full time employees and 7 part
time employees.
There are no proposed changes to the previously approved operation of the marijuana
production facility; however, the current owner of the facility, Carson City Agency Solutions, LLC
will be merging with another company, MJardin Group resulting in a change in ownership.
Carson City Development Standards 1.20.1.a requires a new Special Use Permit with the
change of owner/operator.
Per Carson City Municipal Code (CCMC) 18.04.135 Marijuana Establishments are a conditional
use in the General Industrial zoning district and therefore require a Special Use Permit, subject
to Carson City Development Standards, Section 1.20, Medical Marijuana Establishments. The
Planning Commission is authorized to approve a Special Use Permit upon making each of the
required seven findings in the affirmative.
PUBLIC COMMENTS: Public notices were mailed to 31 adjacent property owners within 300
feet of the subject site on August 9, 2019. As of the writing of this report, no comments in
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support or in opposition 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 August 28, 2019, 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.
Engineering Division:
RECOMMENDATION:
The Engineering Division has no preference or objection to the special use request and
offers no conditions of approval.
ENGINEERING DISCUSSION:
The Engineering Division has reviewed the application within our areas of purview relative to
adopted standards and practices and to the provisions of CCMC 18.02.080, Conditional Uses.
The Engineering Division offers the following discussion:
C.C.M.C. 18.02.080 (5a) - Master Plan
The request is not in conflict with any Engineering Master Plans.
C.C.M.C. 18.02.080 (5b) – Use, Peaceful Enjoyment, Economic Value, Compatibility
Development Engineering has no comment on this finding.
C.C.M.C. 18.02.080 (5c) - Traffic/Pedestrians
The existing infrastructure is sufficient to provide safe access and circulation.
C.C.M.C. 18.02.080 (5d) - Public Services
The existing sewer, water, and storm drain infrastructure are sufficient to provide service to the
project.
C.C.M.C. 18.02.080 (5e) – Title 18 Standards
Development Engineering has no comment on this finding.
C.C.M.C. 18.02.080 (5f) – Public health, Safety, Convenience, and Welfare
The project meets engineering standards for health and safety.
C.C.M.C. 18.02.080 (5g) – Material Damage or Prejudice to Other Property
Development Engineering has no comment on this finding.
C.C.M.C. 18.02.080 (5h) – Adequate Information
The plans and reports provided were adequate for this analysis.
Fire Department:
No Comments.
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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 master plan elements.
The use of a marijuana production facility is consistent with the master plan. The
primary uses in the Mixed-Use Commercial master plan designation include commercial
retail and offices. A marijuana production facility is a commercial use and is allowed in
the General Industrial zoning subject to first obtaining a Special Use Permit.
Specifically, the project is consistent with Goal 5.1d of the Master Plan which calls for
the City to “Identify, develop and enhance multiple industrial specializations. Improve
opportunities for productive employment in key sectors, including, without limitation,
those already present in Carson City.”

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.
The nature of the use is in keeping with general industrial uses and is not expected to
result in any objectionable noise, vibrations, fumes, odors, dust, glare or physical
activity. As noted in the discussion above, the production facility exists and has been in
operation for approximately 3 years. Staff has not received any complaints related to
this operation. The need for a new Special Use Permit is triggered by the merger of the
two companies which will result in a change in ownership. The production facility does
have the potential to produce marijuana plant odors that may be detected from outside
the facility; however, as noted above, no complaints have been received during the
entire time that the facility has been operating. In order to address any potential future
concerns related to marijuana odors, staff is recommending carrying forward the
condition from the original Special Use Permit requiring the applicant to maintain a
ventilation and filtration system(s) at all times to prevent offensive odor discharge from
the building that could impact the surrounding properties.

3.

Will have little or no detrimental effect on vehicular or pedestrian traffic.
As noted above, the production facility exists and has been in operation for
approximately 3 years. The need for the Special Use Permit is triggered by the change
in owner/operator. There will not be any additional impacts to vehicular or pedestrian
traffic above what currently exists. The existing infrastructure is sufficient to provide safe
access and circulation.

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 production facility exists and has been in operation for approximately 3 years. The
need for the Special Use Permit is triggered by the change in owner/operator. There will
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be no additional impacts to public services and facilities above what currently exists.
The new owners propose to operate the facility consistent with the previous approvals.
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.
Per Carson City Municipal Code (CCMC) 18.04.135, Medical Marijuana Establishments
are a conditional use General Industrial zoning districts and therefore require a Special
Use Permit and is subject to Carson City Development Standards, Section 1.20, Medical
Marijuana Establishments (see below).
1.20

Medical Marijuana Establishments.

The following standards are intended to establish minimum standards and Special Use
Permit review criteria for Medical Marijuana Establishments, including Cultivation
Facilities, Dispensaries, Production Facilities, and Testing Laboratories, as defined in
Title 18 and NRS, in addition to other standards for commercial and industrial
development.
1.

The following standards apply to all Medical Marijuana Establishments.

a. All Medical Marijuana Establishments (MMEs) require approval of a Special Use
Permit. Special Use Permits for MMEs are only valid at a given location for the
operator who obtains the Nevada State certificate for that facility. The Special Use
Permit approval shall expire and become null and void if the MME operator loses or
otherwise forfeits his or her State certificate to operate that facility. Special Use
Permits are non-transferable between operators and locations within Carson City.
Staff has recommended a condition of approval outlining these requirements.
b. No consumption of Medical Marijuana products shall occur on the premises of any
MME.
Consumption on the premises of the production facility is not proposed.
recommended a condition of approval to address this requirement.

Staff has

c. All business activities related to MMEs, including cultivation, shall be conducted
indoors, within a permanent building. The use of office trailers or other temporary
structures is prohibited. All MMEs shall have an appearance, both as to the interior
and exterior, which is professional, orderly, dignified, and consistent with the
traditional style of pharmacies and medical offices.
The business activities for the production facility are currently conducted inside an
existing permanent building and are proposed to remain indoors. Production activities
are consistent with other industrial-type activities, in buildings that are not accessible by
the public. The existing production facility has been in operation for nearly 3 years. The
new owners propose to continue operations in the manner consistent with the original
approvals.
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d. Outside display or sales of MME merchandise shall be prohibited.
Outside display and sales is not proposed with the production facility.
recommended a condition of approval to address this requirement.

Staff has

e. Accessory outside storage for MMEs shall comply with Title 18.16 Development
Standards, Division 1.12 Outside Storage.
No outside storage is proposed with this Special Use Permit.
f.

Access to the MME shall be restricted in compliance with State regulations.

A condition of approval has been recommended that the production facility maintain
compliance with all State regulations.
g. No MME-related products shall be visible from outside the building.
Based on the nature of this production operation, MME-related products are not
anticipated to be visible from outside the building. Staff has recommended a condition of
approval to address this requirement.
h. Sign Requirements. All MME signage shall be discreet, professional, and consistent
with the traditional style of signage for pharmacies and medical offices. All MMEs
shall follow the sign regulations for Office Uses in the Development Standards,
Division 4, except that freestanding sign height for Cultivation Facilities, Production
Facilities, and Testing Laboratories shall be limited to 10 feet consistent with sign
height requirements for industrial uses.
Staff has recommended a condition of approval that will require any additional to
signage be reviewed and approved by the Planning Division prior to installation.
i.

Parking Requirements. Parking shall be provided for MMEs as follows:
(1)

Production Facilities. One space per 500 square feet of gross floor area.

With the proposed expansion, the production facility will be approximately 4,802 square
feet, which requires 10 parking spaces. Existing parking is sufficient.
j.

No more than two Dispensaries shall be permitted in Carson City.

This item is not applicable to medical marijuana production facilities.
k. A MME shall not be located within 1,000 feet of a public or private school that
provides formal education traditionally associated with preschool or kindergarten
through grade 12 or within 300 feet of a facility that provides day care to children, a
public park, a playground, a public swimming pool, a center or facility, the primary
purpose of which is to provide recreational opportunities or services to children or
adolescents, that existed on the date on which the application for the proposed MME
was submitted to the State Health Division, measured on a straight line from the
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nearest school or community facility property line to the front door or primary
entrance of the MME.
At the time this facility was originally approved verification was provided that these
sensitive uses were outside of the specified distances. While staff believes there have
not been any substantial changes in the area, staff has incorporated a condition of
approval requiring the applicant to provide verification that these requirements are met,
to the Planning Division’s satisfaction, within 30 days of approval of the Special Use
Permit.
6.

Will not be detrimental to the public health, safety, convenience and welfare.
As noted above, the production facility exists and has been in operation for
approximately 3 years. The need for the Special Use Permit is triggered by the change
in owner/operator. The facility is located in an inconspicuous, secure space with limited
access by only those employed by the facility or those authorized to enter. This facility
will not be open to the public and is not anticipated to be detrimental to the public health,
safety, convenience and welfare.

7.

Will not result in material damage or prejudice to other property in the vicinity.
The production facility is located in an existing building within the General Industrial
zoning district. The operation will not be accessible by the public and is designed to be
inconspicuous and unobtrusive as all operations will be conducted inside. It is not
anticipated to result in material damage or prejudice to other property in the vicinity.

Attachments:
Application (SUP-17-082)

