STAFF REPORT FOR ADMINISTRATIVE PERMIT HEARING SEPTEMBER 25, 2019
FILE NO: ADM-19-143

ITEM NO: D-2

STAFF CONTACT: Kathe Green, Assistant Planner
AGENDA TITLE: For Possible Action: Discussion and possible action regarding an Administrative
Permit application to allow a drive-thru and window to face a street on property zoned General
Commercial and located at 211 West Appion Way, APN 009-268-02.
STAFF SUMMARY: The applicant is requesting to construct a drive-thru lane and window fronting
West Appion Way. Drive thru lanes and windows which front a street require prior approval of an
Administrative Permit.
PROPOSED MOTION: “I move to approve the administrative permit, based on the findings and
subject to conditions of approval contained in the staff report."
VICINITY MAP:
PROPOSED LOCATION
OF BUILDING AND DRIVE
THRU WINDOW
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RECOMMENDED CONDITIONS OF APPROVAL:
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 further consideration by the Hearing Examiner.
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. The applicant shall meet all the conditions of approval and commence the use (obtain and
maintain a valid building permit) for which this permit is granted, within 12 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.
5. An elevation change, screening berm or approved landscaping shall be installed for the
length of the drive-thru lane along Appion Way. If a berm is used, it must be approved by the
Planning and Engineering Divisions prior to be installation, and must be landscaped to City
standards.
6. A landscaping plan that complies with Carson City Development Standards Division 3 shall
be provided for review and approval by the Planning and Engineering Divisions with submittal
of the Building Permit application.
7. If landscaping is used for screening of the area between the drive-thru and the right-of-way
area as well as the easternmost property line. plants in these areas must be at least four feet
tall when mature. If shrubs are proposed, evergreen plants are preferred. Additional plants
may be required to be installed to provide screening.
8. Verify that sight distances for turns out of the driveway onto West Appion Way will not be
hampered by vegetation and show this detail on the landscaping plan.
9. If a freestanding menu board sign is installed between the building and Carson Street, the
sign shall be positioned so as to be perpendicular to Carson Street to avoid sign clutter.
10. The applicant shall be responsible to enter into an improvement agreement to pay for their
pro rata share of the cost required to install a traffic control signal at S. Carson Street/Appion
Way. A traffic impact study must be submitted with the site improvement plans, which
provides a pro rata share analysis. The surety for this agreement must be in the form of
cash, and shall be used by the City to pay for the design/construction of a traffic control
signal, or held for a period of no less than 10 years. If the funds are not utilized for said traffic
control signal within 10 years of the execution of the agreement, the cash shall be released.
11. A landscaping plan must be provided with the improvement plans. Additional landscaping
may be needed to screen headlights from Carson Street and traffic adjacent to the east end
of the drive-thru. Since this is Nevada Department of Transportation (NDOT) right-of-way, a
NDOT encroachment permit must be obtained if landscaping must extend into the Carson
Street right-of-way. If adequate landscape screening can be provided on private property,
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please show it on the landscaping plan.
12. A Carson City encroachment permit for the landscaping on Appion Way right-of-way must
accompany the application for the construction permit.
13. The pork chop at the Appion Way driveway entrance must meet Carson City requirements
and it may need to be enlarged to ensure right-in/right-out only.
14. The ground around the new structure must be sloped so that there is a minimum of 5% grade
away from the structure for at least 10 feet.
15. The increased drainage produced by this structure must not adversely affect neighboring
properties. This should be shown on a drainage study with the site improvement plans.
16. The utility extensions and connections must be shown on the site plan that accompanies the
permit.
17. The Unified Pathway Master Plan (UPMP) identifies Cochise Street as an on-street bicycle
facility. The applicant will be required to provide a bike lane with the project’s half street
improvements. The design for the bicycle facility needs to be coordinated with Development
Engineering requirements for Cochise Street.
18. Chapter 7 in the UPMP provides the City’s sidewalk policies and implementation strategies
for pedestrian connectivity within the project site and to the City’s existing sidewalk system.
The design for the project’s internal sidewalk system, including pedestrian cross walks must
be approved by Development Engineering and the Parks, Recreation & Open Space
Departments.
19. If the proposed development’s storm water drainage crosses the Nevada Department of
Transportation’s (NDOT) right-of-way into the large concrete drainage structure, the applicant
shall contact the Parks, Recreation & Open Space Department (PROS Dept.) for plan review.
The applicant or their project design team shall be required to meet with PROS Dept. staff
on-site to identify any proposed impacts to the City’s existing landscaping and drip irrigation
system. Any damage to the landscaping or drip irrigation system will be the responsibility of
the applicant to repair, at his cost and all repairs will be completed to the satisfaction of the
PROS Dept.
20. The applicant will be required to maintain all common landscape and open space areas
within the project site, including any landscaping in the street(s) right-of-ways.
21. The applicant will be required to incorporate “best management practices” into their
construction documents and specifications to reduce the spread of noxious weeds. The
Parks, Recreation & Open Space Department is willing to assist the applicant with this aspect
of their project.
22. Carson City is now Bee Friendly USA City #76. 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. The Parks, Recreation & Open Space Department has
provided the applicant with a recommended tree and shrub species list. Also, the project’s
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remaining landscape plant material selection needs to be consistent with the City’s approved
tree species list or other tree species, as approved by the City.
LEGAL REQUIREMENTS: CCMC 18.02.110 (Administrative Permits), 18.02.050 (Review), Carson
City Development Standards 2.1.12 (Access/Circulation/Parking Drive-thru windows)
CURRENT ZONING: General Commercial (GC)
MASTER PLAN: Community/Regional Commercial (C/RC)
PREVIOUS REVIEWS:
MPR-19-027, 3/19/19: review of the proposed Dutch Brothers coffee shop with drive thru.
SUP-14-083: 10/29/14: proposed Medical Marijuana dispensary approved, but the project expired
without being developed.
SURROUNDING ZONING AND LAND USE INFORMATION:
NORTH: General Commercial (GC)/shopping center/gas station
EAST: General Commercial (GC)/right-of-way then apartments
SOUTH: General Commercial (GC)/vacant, shopping center building permits approved
WEST: Retail Commercial (RC)/residential
DISCUSSION: The purpose of Administrative Permits is to provide for a method of reviewing
proposed uses which possess characteristics that have the potential to adversely affect other land
uses, transportation or facilities in the vicinity.
An Administrative Permit is required due to the following situation:
• A drive-thru and window shall not front a street. If unavoidable due to site constraints, an
Administrative Permit application shall be required to address screening with landscaping,
berms, or other mitigation, pursuant to Carson City Municipal Code, Development
Standards, Division 2, Section 2.2.12.
The applicant is requesting to allow a fast food (coffee) business with walk up access, parking, and
drive-thru window, proposed facing Appion Way. A Major Project Review meeting (MPR-19-027)
was held on March 19, 2019. During the review, the Planning Division noted that the proposed
business would require an Administrative Permit to allow the drive-thru configuration to front the
street. The parcel is currently vacant.
The site is unusual, in that it is too small to be developed with a use that will require a large building
or require a large parking area. The proposed development of a fast food location (coffee) will utilize
the small site configuration.
Landscaping detail will need to be provided on the building permit to verify proposed berms or
landscaping will provide adequate screening in this area. On-coming traffic must not be impeded by
the lights of vehicles in the drive lane, and sight-distance areas near the driveways must be clear.
Berms, shrubs or an adequate elevation change is required to provide screening of the drive aisle
areas, while not creating additional sight distance obstructions. The proposed elevation and
landscaping plans will be reviewed under the Building Permit. If the proposed screening proves to
be ineffective after installation of materials, and the lights from the drive-thru are distracting to traffic
on Appion Way, then the applicant will be notified, and will need to provide additional screening on
the site, such as additional shrubs or a berm. If shrubs are proposed, evergreens are preferred to
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provide year-round screening. A height of shrubs is required to be four feet minimum at maturity. It
is noted if any off-site or right-of-way landscaping is proposed, it will require approval by
encroachment permit by the appropriate property owner(s). The encroachment permit review may
include required changes to proposed plant materials shown on the landscaping plan, due to
location or height of plantings at maturity.
Development of the site will require a complete review of the proposed plan during the building
permit submittal process. Additional documentation as disclosed in the Major Project Review
meeting, MPR-19-027, may be required to verify compliance with requirements at that time. It is
anticipated that the proposed fast food (coffee) business and drive-thru lane in this location will be a
positive expansion to the southern Carson City area, as this is currently an underutilized commercial
pad location. It is noted, however, development of the adjacent parcels to the south is anticipated in
the near future as building permits have been submitted and approved. No other coffee sales drivethru locations are near this site in the southern portion of Carson City.
Two new driveway accesses, one from Appion Way and one from Cochise Street are being
proposed with this project. Sidewalk and asphalt paving exist on the north and will be provided on
the west as well for pedestrian access to the business.
It is noted this location will be at the corner of Appion Way and Carson Street/Highway 50/Highway
395. Carson Street is heavily traveled in this area, with a connection to the I-580 freeway on-ramp
located approximately one-quarter mile to the south and Downtown Carson City located
approximately two miles to the north.
PUBLIC COMMENTS: Pursuant to the requirements of the Carson City Municipal Code and NRS,
public notices were mailed to 31 property owners who are located with 800 feet of the subject
property on September 6, 2019. As of the writing of this report, no public comment has been
received by staff either in favor or in opposition to the proposed drive-thru configurations. Any
comments which are received prior to or at the hearing, will be added to the public record.
CITY DEPARTMENT/ OUTSIDE AGENCY COMMENTS: The following comments were received
from the various city departments and incorporated as conditions of approval as appropriate:
Engineering Division:
1. A landscaping plan must be provided with the improvement plans. Additional landscaping
may be needed to screen headlights from Carson Street and traffic adjacent to the east end
of the drive-thru. Since this is Nevada Department of Transportation (NDOT) right-of-way, a
NDOT encroachment permit must be obtained if landscaping must extend into the Carson
Street right-of-way. If adequate landscape screening can be provided on private property,
please show it on the landscaping plan.
2. A Carson City encroachment permit for the landscaping on Appion Way right-of-way must
accompany the application for the construction permit.
3. The site improvement plans must meet Carson City Standard Details and Development
Standards.
4. The pork chop at the Appion Way driveway entrance must meet Carson City requirements
and it may need to be enlarged to ensure right-in/right-out only.

ADM-19-143
Dutch Brothers Drive-Thru
September 25, 2019
Page 6 of 7

5. The ground around the new structure must be sloped so that there is a minimum of 5% grade
away from the structure for at least 10 feet.
6. The increased drainage produced by this structure must not adversely affect neighboring
properties. This should be shown on a drainage study with the site improvement plans.
7. The utility extensions and connections must be shown on the site plan that accompanies the
permit.
Parks Department:
1. The Unified Pathway Master Plan (UPMP) identifies Cochise Street as an on-street bicycle
facility. The applicant will be required to provide a bike lane with the project’s half street
improvements. The design for the bicycle facility needs to be coordinated with Development
Engineering requirements for Cochise Street.
2. Chapter 7 in the UPMP provides the City’s sidewalk policies and implementation strategies for
pedestrian connectivity within the project site and to the City’s existing sidewalk system. The
design for the project’s internal sidewalk system, including pedestrian cross walks must be
approved by Development Engineering and the Parks, Recreation & Open Space
Department.
3. If the proposed development’s storm water drainage crosses the Nevada Department of
Transportation’s (NDOT) right-of-way into the large concrete drainage structure, the applicant
shall contact the Parks, Recreation & Open Space Department (PROS Dept.) for plan review.
The applicant or their project design team shall be required to meet with PROS Dept. staff
on-site to identify any proposed impacts to the City’s existing landscaping and drip irrigation
system. Any damage to the landscaping or drip irrigation system will be the responsibility of
the applicant to repair, at his cost and all repairs will be completed to the satisfaction of the
PROS Dept.
4. The applicant will be required to maintain all common landscape and open space areas within
the project site, including any landscaping in the street(s) right-of-ways.
5.

The applicant will be required to incorporate “best management practices” into their
construction documents and specifications to reduce the spread of noxious weeds. The
Parks, Recreation & Open Space Department is willing to assist the applicant with this aspect
of their project.

6.

Carson City is now Bee Friendly USA City #76. 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. The Parks, Recreation & Open Space Department has
provided the applicant with a recommended tree and shrub species list (See attached
document).
Also, the project’s remaining landscape plant material selection needs to be
consistent with the City’s approved tree species list or other tree species, as approved by the
City.

FINDINGS: CCMC 18.02.110 requires that the findings of CCMC Section 18.02.080 (Special Use
Permits) be made in approving an Administrative Permit. The findings below are recommended in
approving this permit.
1. The project will be consistent with the master plan elements.
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Community/Regional Commercial: Typically anchored by large format national retailers,
which may provide sales of a variety of general merchandise, grocery, apparel, appliances,
hardware, lumber, and other household goods, often under one roof. Complementary uses
such as restaurants, specialty markets, specialty stores (such as furniture, computers, office
supplies, or clothing stores).
The proposed project meets the desired characteristics of the Community/Regional Commercial
master planning guidelines and it will meet City development standards and provide a level of
services consistent with the Land Use designation of Community/Regional Commercial. The
proposed development of the vacant site with a fast food (coffee) business and drive-thru lane is
anticipated to be a positive addition to the area. The properties to the south are being developed
concurrently with complementary businesses. Development of other vacant parcels in the vicinity is
also anticipated in the near future.
The proposed development of the site as a coffee business with a walk up window, parking and
drive-thru access will increase the desirable economic development of this section of town. The
development of the vacant site will provide in-fill of an underutilized location. The site is located on
Highway 50, a major gateway corridor to Carson City, with access to the I-580 freeway located
approximately one-half mile to the west of the site.
Goal 1.1 Promote the efficient use of available land and resources.
1.1e. Sustainable Construction Techniques
1.1f. Energy Conservation
5.2a Encourage the development of regional centers
The property will be built with sustainable building materials and construction techniques. It will
meet City development standards and provide a level of services consistent with the Land Use
designation of General Commercial and is adequate for the proposed development. The parcels
adjacent to the site, which are to the south are being developed concurrently with this proposal, with
active building permits on file, but the two businesses are not involved with each other and do not
require development together.
2. The project 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.
As conditioned, the proposed drive-thru configuration will cause no objectionable noise, vibrations,
fumes, odors, dust, glare or physical activity beyond what would normally be associated with the
permitted activity of a fast food (coffee) business on a property in the General Commercial zoning
district.
Glare from headlights in the drive-thru land will be mitigated by requiring the installation of
landscaping adjacent to the street or an elevation change to provide screening to lessen the impact
on surrounding properties and traffic to the north of the parcel. With this condition, no detrimental
impact is anticipated as a result of the location of the drive aisle on the north in support of the
proposed business at this location.
3. The project will have little or no detrimental effect on vehicular or pedestrian traffic.
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The proposed drive thru area in support of a proposed business will create additional vehicular and
pedestrian traffic as the site is currently vacant. The lot is on the north of a section of parcels which
are currently being developed, on which building permits have been reviewed. Other businesses
will be in this area as well in the near future. This area is currently underutilized, but there will be
an increase in vehicular and pedestrian traffic when the entire area is developed. The proposed
drive-thru configuration will not have a detrimental impact on vehicular or pedestrian traffic as
exiting vehicles which utilize this location will be directed back to Carson Street/Highway
50/Highway 395 on the east or to Cochise Street to be directed to the north. Two new driveways will
be constructed to accommodate the business. Access will be from Carson Street/Highway
50/Highway 395 onto Appion Way or by traveling south on Cochise Street on the west, with exiting
available to both Appion Way and Cochise Street from this location.
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 fast food (coffee) drive-thru configuration will create no additional impacts to public
services beyond those anticipated with the development of the site for a business. A review of
public services will be submitted in conjunction with development of the business proposed for this
site. Development of the vacant parcel will include connection of the site to City water and sewer
systems and will comply with current building codes. Construction of the building and drive-thru
aisle will be reviewed under the building permit. Drainage and traffic will be also be addressed
during the building permit review.
5. The project meets the definition and specific standards set forth elsewhere in Title 18 as
described for such particular use and meets the purpose statement of that district.
The proposed structures and use of the property complies with the purpose of the General
Commercial zoning district (CCMC 18.04.135), as fast food (coffee) restaurants including those
with walk up, parking and drive-thru areas are a primary permitted use. The proposal complies with
the Carson City Development Standards in regard to drive-thru standards (CCDS 2.1.12).
6. The project will not be detrimental to the public health, safety, convenience and welfare.
As conditioned, the proposed drive-thru configuration will have no effect on the public health, safety,
convenience and welfare beyond normal concerns of the associated development of the site with a
new business. The buildings and site development must meet all applicable traffic standards and
construction codes, and the applicant will be required to provide appropriate landscaping plans,
berms or elevation changes with the Building Permit, to ensure adequate buffering and screening
will be provided on the site of the drive-thru. If additional screening of the drive-thru area is required
after installation of the landscaping materials, berm or elevation changes, the applicant will be
notified and required to remedy the situation with additional materials. Encroachment permits from
the appropriate property owner(s) will be required for development of any areas outside the parcel
lines.
7. The project will not result in material damage or prejudice to other property in the
vicinity.
As conditioned, the proposed drive-thru configuration, in conjunction with development of the site
for a business, is not anticipated to generate negative impacts to surrounding property owners that
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would cause material damage. The vacant parcel is proposed to be developed with a business
offering walk up service and a drive-thru lane, with pedestrian access to the building as well as onsite parking. This is an allowed use in the General Commercial zoning district and will be an
improvement to an underutilized vacant commercial location.
Recently, two drive-aisles were also reviewed and approved in this vicinity for the proposed Chickfil-a and Star Bucks locations, which are presently under review in building permits. In addition, on
the east side of town, a drive-thru at the Human Bean was approved near the existing drive-thru
locations for Dairy Queen and Firehouse Subs. These are located on Highway 50 East, and are
east of the intersection of Highway 50 and Airport Road. On the north, Taco Bell and Jimmy Johns
on North Carson Street and Del Taco on College Parkway were also granted similar drive-thru
configurations under the Administrative Permit process. The completed businesses have been
successful, and it is anticipated the businesses which have been approved but not constructed will
also be successful. No traffic concerns or difficulties have been noted at those sites as a result of
the approval of the Administrative Permit and resulting drive-thru use.
Attachments:
Engineering comment
Parks comment and attachment
Application (ADM-19-143
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Carson City Development Engineering
Planning Commission Report
File Number ADM-19-143
TO:

Kathe Green, - Planning Department

FROM:

Rory Hogen, E.I. - Development Engineering

DATE:

September 18, 2019

SUBJECT TITLE:
ADM-19-143 211 W Appion drive thru coffee apn 09-268-02 - Engineering Comments.
RECOMMENDATION:
Development Engineering has no objection to this request providing the following conditions of
approval are met:
• The applicant shall be responsible to enter into an improvement agreement to pay for
their pro rata share of the cost required to install a traffic control signal at S. Carson
Street/Appion Way. A traffic impact study must be submitted with the site
improvement plans which provides a pro rata share analysis. The surety for this
agreement must be in the form of cash, and shall be used by the City to pay for the
design/construction of a traffic control signal, or held for a period of no less than 10
years. If the funds are not utilized for said traffic control signal within 10 years of the
execution of the agreement, the cash shall be released.
• A landscaping plan must be provided with the site improvement plans. Additional
landscaping may be needed to screen headlights from Carson St. Traffic adjacent to
the east end of the drive through. Since this is NDOT right of way an NDOT
Encroachment permit must be obtained if landscaping must extend into the Carson St
right of way. If you can get adequate screening within the private property, please
show that on a landscape plan.
• A Carson City Encroachment Permit for the landscape in the Appion right of way must
accompany the application for the construction permit.
• The site improvement plans must meet Carson City Standard Details and Development
Standards.
• The pork chop at the Appion way driveway entrance must meet Carson City
requirements and it may need to be enlarged to ensure right in/right out only.
ENGINEERING DISCUSSION:
Development Engineering has reviewed the request within our areas of purview relative to
adopted standards and practices and to the provisions of C.C.M.C. 18.02.080, Conditional
Uses. The following discussion is offered.
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
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Development Engineering has no comment on this finding.
C.C.M.C. 18.02.080 (5c) - Traffic/Pedestrians
The new structure will have negligible effect on traffic and pedestrian facilities.
C.C.M.C. 18.02.080 (5d) - Public Services
The new structure will have a very minor impact to the city sewer or water system. The
impacts to the storm drain system are negligible.
1. The ground around the new structure must be sloped so that there is a minimum of 5%
grade away from the structure for at least 10 feet.
2. The increased drainage produced by this structure must not adversely affect
neighboring properties. This should be shown in a Drainage Study with the site
improvement plans.
3. The utility extensions and connections must be shown on the site plan that
accompanies the permit.

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 new structure will have no impact on public safety, if the above conditions of approval are
implemented.
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 plan provided is adequate for this analysis.
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Parks
1. The Unified Pathway Master Plan (UPMP) identifies Cochise Street as an on-street bicycle facility.
The applicant will be required to provide a bike lane with the project’s half street improvements. The
design for the bicycle facility needs to be coordinated with Development Engineering requirements for
Cochise Street.

2. Chapter 7 in the UPMP provides the City’s sidewalk policies and implementation strategies for
pedestrian connectivity within the project site and to the City’s existing sidewalk system. The design for
the project’s internal sidewalk system, including pedestrian cross walks must be approved by
Development Engineering and the Parks, Recreation & Open Space Department.

3. If the proposed development’s storm water drainage crosses the Nevada Department of
Transportation’s (NDOT) right-of-way into the large concrete drainage structure, the applicant shall
contact the Parks, Recreation & Open Space Department (PROS Dept.) for plan review. The applicant or
their project design team shall be required to meet with PROS Dept. staff on-site to identify any
proposed impacts to the City’s existing landscaping and drip irrigation system. Any damage to the
landscaping or drip irrigation system will be the responsibility of the applicant to repair, at his cost and
all repairs will be completed to the satisfaction of the PROS Dept.

4. The applicant will be required to maintain all common landscape and open space areas within the
project site, including any landscaping in the street(s) right-of-ways.

5. The applicant will be required to incorporate “best management practices” into their construction
documents and specifications to reduce the spread of noxious weeds. The Parks, Recreation & Open
Space Department is willing to assist the applicant with this aspect of their project.

6. Carson City is now Bee Friendly USA City #76. 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.
The Parks, Recreation & Open Space Department has provided the applicant with a recommended tree
and shrub species list (See attached document). Also, the project’s remaining landscape plant material

selection needs to be consistent with the City’s approved tree species list or other tree species, as
approved by the City.

VERN

Vern L. Krahn
Senior Park Planner
Carson City Parks, Recreation & Open Space Department
3303 Butti Way, Bldg. #9
Carson City, NV 89701
Office Phone: (775) 887-2262 x 7343
Fax: (775) 887-2145
vkrahn@carson.org
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