CARSON CITY CONSOLIDATED MUNICIPALITY
NOTICE OF THE MEETING OF THE

PLANNING COMMISSION
Day: Wednesday
Date: February 26, 2025
Time: Beginning at 5:00 pm
Location: Community Center, Robert 'Bob' Crowell Board Room

851 East William Street
Carson City, NV 89701

AGENDA

NOTICE TO THE PUBLIC:

Members of the public who wish to view the meeting may watch the livestream of the Planning
Commission meeting at www.carson.org/granicus and by clicking on “In progress” next to the
meeting date, or by tuning in to cable channel 191. Livestream of the meeting is provided solely
as a courtesy and convenience to the public. Carson City does not give any assurance or
guarantee that the livestream or cable channel access will be reliable. Although all reasonable
efforts will be made to provide livestream, unanticipated technical difficulties beyond the control
of City staff may delay, interrupt, or render unavailable continuous livestream capability.

The public may provide public comment in advance of a meeting by written submission to the
following email address: planning@carson.org or via mail to the Planning Division of the Carson
City Community Development Department (“Planning Division”) at 108 E. Proctor St., Carson
City, NV 89701. For inclusion or reference in the minutes of the meeting, your public comment
must include your full name and be received by the Planning Division not later than 3:00 p.m. the
day before the meeting.

1. Call to Order

2. Roll Call

3. Pledge of Allegiance
4. Public Comment**

The public is invited at this time to comment on and discuss any topic that is relevant to, or within the
authority of this public body.

5. For Possible Action: Approval of the Minutes — December 17, 2024 PC Meeting &
December 19, 2024 BOS/PC Joint Meeting

5.A° December 17,2024 PC Meeting
Click Here for Staff Report

5B December 19, 2024 BOS/PC Joint Meeting
Click Here for Staff Report

6. Meeting Items
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6.A  For Possible Action: Discussion and possible action to elect a Planning Commission
Chair and Vice-Chair.

Staff Summary: The Planning Commission elects a Chair and Vice-Chair at its regular
meeting in January to serve a one-year term. Because there was no regular meeting in
January, the election of the Chair and Vice-Chair for calendar year 2025 will be held at
the February meeting.

Click Here for Staff Report

6.B LU-2025-0011 For Possible Action: Discussion and possible action regarding a request
for a special use permit (“SUP”) to establish maximum building height and minimum
setback standards for the construction of four buildings totaling approximately 1,458
square feet in size, a 720 square foot canopy and approximately 134 square feet of
screened outside storage associated with the establishment of an Adventure Center
which will include vendor booths and visitor plaza area to promote outdoor recreation
in the area as part of a Travel Nevada grant program, on a site zoned Public (“P”)
located at 2180 South Carson Street, Assessor’s Parcel Numbers (“APNs”) 003-302-
01, 003-302-02 and 003-302-04. (Heather Manzo, hmanzo@carson.org)

Staff Summary: The State of Nevada (“Applicant”) is requesting an SUP to establish
setbacks and building height limitations for a project located within the Public zoning
district. Carson City Municipal Code (“CCMC”) 18.04.187 states that proposed State
of Nevada projects with less than 2,500 square feet of building area are permitted.
However, CCMC requires an SUP to establish setbacks and height limitations. The
Planning Commission is authorized to approve an SUP.

Click Here for Staff Report

6.C MPA-2023-0408 For Possible Action: Discussion and possible action regarding
adoption of a resolution to recommend to the Board of Supervisors (“Board”) the
adoption of the updated Master Plan. (Hope Sullivan, hsullivan@carson.org)

Staff Summary: In October 2023, the City hired Clarion Associates (“Consultant”) to
commence the Master Plan update process. In the intervening time, the Planning
Commission has been participating in community meetings to discuss the Master Plan
update and obtain community input as well as reviewing draft versions of the plan.
The Commission will review the final draft of the plan and consider adoption of a
resolution recommending to the Board adoption of the plan. (Hope Sullivan,
hsullivan@carson.org)

Click Here for Staff Report

Appeal of a Commission item: An appeal must be submitted to the Planning Division within 10 days of
the Commission’s action. To be part of the administrative record regarding an appeal of an item on the
agenda, you must present your comments at the podium or have previously sent correspondence to the
Planning Division regarding an item on this agenda. For information regarding an appeal of a
Commission decision, please contact Hope Sullivan, Community Development Director, at 775-887-
2180, via e-mail at hsullivan@carson.org.
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7. Staff Reports (non-action items)

7.A Staff Reports (non-action items)
- Director's report to the Commission. (Hope Sullivan) - Master Plan update.
- Future agenda items.
- Commissioner reports/comments.

Click Here for Staff Report

8. Public Comment**
The public is invited at this time to comment on any matter that is not specifically included on the
agenda as an action item. No action may be taken on a matter raised under this item of the agenda.

0. For Possible Action: Adjournment

**PUBLIC COMMENT LIMITATIONS — The Planning Commission will provide at least two public
comment periods prior to adjournment in compliance with the minimum requirements of the Open
Meeting Law. In addition, it is the Planning Commission’s aspirational goal to also provide for item
specific public comment. In order for members of the public to participate in the Planning
Commission’s consideration of an agenda item, the public is strongly encouraged to comment on an
agenda item when called for by the Chair or Vice-Chair during the item itself. No action may be taken
on a matter raised under public comment unless the item has been specifically included on the agenda
as an item upon which action may be taken. Public comment will be limited to three minutes per
speaker to facilitate the efficient conduct of a meeting and to provide reasonable opportunity for
comment from all members of the public who wish to speak. Testimony from a person who is
directly involved with an item, such as City staff, an applicant or a party to an administrative hearing or
appeal, is not considered public comment and is not subject to the three-minute time limitation.

Please note: Any person who wishes to have their complete testimony included in the permanent record
of this meeting should provide a written or electronic copy to the Chair or Vice-Chair in addition to any
other written material. Minutes of the meeting are produced in a summary format and are not verbatim.

Agenda Management Notice - Items on the agenda may be taken out of order; the public body may
combine two or more agenda items for consideration; and the public body may remove an item from the
agenda or delay discussion relating to an item on the agenda at any time.

Titles of agenda items are intended to identify specific matters. If you would like more information
about an agenda item listed above, please contact the staff member listed at the end of the particular
item in which you are interested at 775-887-2180. Contact planning@carson.org if you would like
copies of supporting materials for an agenda item.

Notice to persons with disabilities: Members of the public who are disabled and require special
assistance or accommodations at the meeting are requested to notify the Planning Division in writing at
108 E. Proctor St., Carson City, Nevada 89701, or call 775-887-2180, at least 24 hours in advance of
the meeting.

This agenda and supporting materials for the meeting are available in the Planning Division office
located at 108 E. Proctor Street, Carson City or at www.carson.org/agendas.
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This agenda has been posted at the following locations:
City Hall, 201 North Carson Street
Community Development Department, 108 E. Proctor Street
Community Center, 851 E. William Street
Carson City Website - https://carson.org/agendas
State Website - https.//notice.nv.gov
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STAFF REPORT

Report To: Meeting Date:
Staff Contact:

Agenda Title: December 17, 2024 PC Meeting

Agenda Action: Formal Action / Motion Time Requested:

Agenda Item No: 5.A

February 26, 2025

Proposed Motion
I move to approve the minutes of December 17, 2024.

Board's Strategic Goal
Previous Action
Background/Issues & Analysis

Applicable Statute, Code, Policy, Rule or Regulation

Financial Information
Is there a fiscal impact? No

If yes, account name/number:
Is it currently budgeted? No
Explanation of Fiscal Impact:

Alternatives

Attachment(s):
12-17-2024 Minutes (PC)

Motion: 1)

(Vote Recorded By)

Aye/Nay


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3158476/12-17-2024_Minutes__PC_.pdf

DRAFT MINUTES
Carson City Planning Commission Regular Meeting
Wednesday, December 17, 2024 @ 2:00 PM
Community Center Robert “Bob” Crowell Boardroom
851 East William Street, Carson City, Nevada

DRAFT
Commission Members
Chairperson Chair — Teri Preston Vice Chair — Charles Borders, Jr.
Commissioner — Greg Brooks Commissioner — Ellen DeChristopher
Commissioner — Nathaniel Killgore Commissioner — Vern Krahn

Commissioner — Rob Pyzel

Staff

Hope Sullivan, Community Development Director
Todd Reese, Supervising Deputy District Attorney
Heather Ferris, Planning Manager

Heather Manzo, Associate Planner

Tamar Warren, Senior Deputy Clerk

NOTE: A recording of these proceedings, the board’s agenda materials, and any written comments or
documentation provided to the Public Meeting Clerk during the meeting are public record. These materials
are on file in the Clerk-Recorder’s Office and are available for review during regular business hours.

The approved minutes of all meetings are available at https://www.carson.org/government/city-meetings.

1. CALL TO ORDER
(2:03:50) — Vice Chair Borders called the meeting to order at 2:00 p.m.
2. ROLL CALL AND DETERMINATION OF QUORUM

(2:04:07) — Roll was called, and a quorum was present.

Attendee Name Status Arrived
Chairperson Teri Preston Absent

Vice Chair Charles Borders, Jr. Present

Commissioner Greg Brooks Present (via WebEXx)
Commissioner Ellen DeChristopher Present 2:09 p.m.
Commissioner Nathaniel Killgore Absent

Commissioner Vern Krahn Present

Commissioner Rob Pyzel Present

3. PLEDGE OF ALLEGIANCE

(2:04:30) — Commissioner Krahn led the Pledge of Allegiance.
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4. PUBLIC COMMENTS

(2:04:55) — Vice Chair Borders entertained opening public comments. Deni French stated that the Nevada
Department of Wildlife (NDOW) was seeking input on the Nevada Wildlife Connectivity Plan and
encouraged everyone to provide it. He also suggested staying in touch with the Nevada Department of
Conservation and Natural Resources for any questions they may have. Mr. French explained that he had
attended a meeting in the Community Center on grant proposals and encouraged the Commission to
consider open space and insect migration when acquiring land.

S. FOR POSSIBLE ACTION: APPROVAL OF THE MINUTES - NOVEMBER 19, 2024

(2:08:17) — Vice Chair Borders introduced the item and entertained comments and/or changes on the
minutes received as late material; however, none were forthcoming. He then entertained a motion.

(2:08:33) — Commissioner Krahn moved to approve the minutes of the November 19, 2024 Planning
Commission meeting as presented. The motion was seconded by Commissioner Brooks.

RESULT: APPROVED (4-0-0)

MOVER: Krahn

SECONDER: Brooks

AYES: Borders, Brooks, Krahn, Pyzel
NAYS: None

ABSTENTIONS:  None

ABSENT: Preston, DeChristopher, Killgore

6. MEETING ITEMS

6.A LU-2022-0492 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION
REGARDING AREQUEST FOR AONE-YEAR TIME EXTENSION TO JANUARY 25,2026 FOR
AN APPROVED SPECIAL USE PERMIT (“SUP”) TO ALLOW FOR A MULTIFAMILY
RESIDENTIAL DEVELOPMENT ON A PROPERTY WITHIN THE SILVER OAK PLANNED
UNIT DEVELOPMENT AND ZONED RETAIL COMMERCIAL (“RC-P”) LOCATED ON THE
SOUTHEAST CORNER OF SILVER OAK DRIVE AND GS RICHARDS BOULEVARD,
ASSESSOR’S PARCEL NUMBER (“APN”) 007-461-19.

(2:09:04) — Vice Chairperson Borders introduced the item. Ms. Manzo gave background and reviewed the
agenda materials incorporated into the record. She also noted the date changes in Condition No. 3 to reflect
the new timeline, adding that two written public comments had been received and were included in the late
material, opposing the time extension.

(2:11:43) — Applicant Mark Neuffer, Principal at Alta Consulting, Ltd., reviewed their request for an
extension and explained to Vice Chair Borders that they would submit the Site Improvement Plan within a
month and upon approval, they would begin construction. He also clarified for Commissioner Krahn that
the project delays were due to the high interest rates. Project Engineer Mike Vicks with Monta Vista
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Consulting noted that the Fire Department approval had been received and the Site Improvement Plan is
“ready to go.” Mr. Neuffer noted that they had read and agreed with the Conditions of Approval. The
project architect explained to Commissioner DeChristopher that the Emergency Responder Radio
Coverage System (ERRCS) was the “adaptation of the upgraded fire code” which was a standard practice
for all projects (Condition No. 5). Ms. Manzo recommended leaving the Condition as is, since the language
had been provided by the Fire Marshall. Commissioner Pyzel inquired about Condition No. 11 and Mr.
Neuffer explained that per discussions with Engineering Project Manager Stephen Pottéy, a draft had been
created and that the “work is underway to finish that template.” Vice Chair Borders entertained comments.
Mr. French inquired whether the City had restrictions on which trees to plant. Ms. Manzo noted that the
landscaping was required by the City’s code and they were shown on the Site Plan as mature trees. Vice
Chair Borders entertained a motion.

(2:25:17) — Commissioner Krahn moved to approve an extension of the expiration date for LU-2022-
0492 to January 25, 2026, as the approved special use permit continues to be appropriate, and the
activity permitted by the Special Use Permit will not adversely impact other properties in the area
or the public interest. The motion was seconded by Commissioner DeChristopher.

RESULT: APPROVED (6-0-0)

MOVER: Krahn

SECONDER: DeChristopher

AYES: Borders, Brooks, DeChristopher, Krahn, Pyzel
NAYS: None

ABSTENTIONS:  None

ABSENT: Preston, Killgore

6.B  LU-2024-0426 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION
REGARDING A REQUEST FOR A SPECIAL USE PERMIT (“SUP”) TO ALLOW FOR THE
CONSTRUCTION OF A 700 SQUARE FOOT GUEST BUILDING; AND TO ALLOW THE
CUMULATIVE SQUARE FOOTAGE OF ACCESSORY BUILDINGS TO EXCEED 50 PERCENT
OF THE SIZE OF THE PRIMARY BUILDING, ON PROPERTY ZONED SINGLE-FAMILY
12,000 (“SF12”) LOCATED 4445 E. NYE LANE, ASSESSOR’S PARCEL NUMBER (“APN”) 008-
281-49.

(2:26:15) — Vice Chairperson Borders introduced the item. Ms. Ferris gave background and noted that the
application had been evaluated using the previous Carson City Municipal Code (CCMC) since it was
submitted prior to the Title 18 changes. She also reviewed the Staff Report and attachments noting that
Staff had been able to meet all findings, responded to clarifying questions, and recommended approval.
Applicant Teresa Fozard explained to Vice Chair Borders that the detached garage would provide the
additional parking for the accessory dwelling unit. Commissioner Krahn pointed out the following error
in Condition of Approval No. 1: If the Notice of Decision is not signed and returned within 10 days, then

the item may be rescheduled for review by the rext-AdministrativePermit-Hearirg Planning Commission

for further consideration. Mr. Pottéy clarified that the Development Standards required separate water and
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sewer service for each building. Applicants Richard and Teresa Fozard acknowledged that they had read
and agreed with the Conditions of Approval outlined in the Staff Report, including the change noted above.
Mr. Pottéy explained to the applicants that the Building Department would be able to inform them whether
a separate electric meter would be required. In the form of public comment, Mr. French inquired about the
sewer lines and Ms. Fozard stated that they had retained an engineering firm to work with the city regarding
the sewer and other utilities. Ms. Ferris clarified that those were items that would be reviewed when the
building permit was obtained. She also noted that Condition No. 7 would state: The exterior of the guest
building colors and materials shall match the existing residence. Vice Chair Borders entertained a motion.

(2:39:14) — Commissioner DeChristopher moved approve LU-2022-0426 based on the findings and
subject to the Conditions of Approval contained in the Staff Report and with the amended Condition
No. 1 and Condition 7 as discussed. The motion was seconded by Commissioner Pyzel.

RESULT: APPROVED (5-0-0)

MOVER: DeChristopher

SECONDER: Pyzel

AYES: Borders, Brooks, DeChristopher, Krahn, Pyzel
NAYS: None

ABSTENTIONS:  None

ABSENT: Preston, Killgore

6.C LU-2024-0392 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION
REGARDING A REQUEST FOR A SPECIAL USE PERMIT (“SUP”) TO ALLOW FOR THE
CONSTRUCTION OF A 62-FOOT-TALL AMATEUR RADIO ANTENNA STRUCTURE ON
PROPERTY ZONED SINGLE-FAMILY 1 ACRE (“SF1A”) LOCATED AT 1630 S. DEER RUN
ROAD, ASSESSOR’S PARCEL NUMBER (“APN”) 010-092-04.

(2:40:33) — Vice Chair Borders introduced the item. Ms. Ferris gave background and reviewed the Staff
Report and the accompanying documents, which included the initial denial by Staff on April 29, 2024,
resulting in a denial letter noting that the proposed antenna support structure was taller than the 40 feet
which is allowed per CCMC 18.15.020(3), and that an antenna exceeding that height was not allowed in
the SF1A zoning district. However, after receiving additional information from the applicant by the
Planning Commission during its August 28, 2024 hearing, the Planning Commission had remanded the
issue back to staff for further review and consideration. Ms. Ferris noted that upon review, Staff had
determined that: The Code of Federal Regulation, 47 CFR § 97.15(b) states that “State and local
regulation of a station antenna structure must not preclude amateur service communications. Rather, it
must reasonably accommodate such communications and must constitute the minimum practicable
regulation to accomplish the state or local authority’s legitimate purpose.” Upon review of the information
provided by Mr. Hopengarten [applicant], the Propagation Maps and report provided with the new
information supports the need for a 62-foot-tall amateur radio antenna to achieve reasonably effective
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communications. This contradicts the information initially provided by the Applicant in the March 2024
emails. In reviewing a reasonable accommodation for the 62-foot-tall amateur radio antenna, the antenna
is considered an accessory structure per CCMC 18.05.055, and therefore is subject to compliance with the
32-foot height maximum of the Single Family 1-Acre zoning district (CCMC 18.04.190). However,
additional height is allowed subject to first obtaining a special use permit (SUP). Therefore, approval of
an SUP is required prior to issuance of a building permit for the 62-foot-tall amateur radio antenna.

(2:44:08) — Ms. Ferris noted that the use was allowed; therefore, the requested SUP was for the
height only. She also explained that Staff had been able to make all seven findings, and referenced
the written public comments incorporated into the record. Applicant Michael Vicari offered to
respond to Commissioners’ questions, especially regarding frequencies. He also explained that the
antenna would remain at 62 feet and would only be lowered during “bad weather.” Commissioner
Brooks inquired about the communication with the neighbors and Mr. Vicari stated that he had
received mostly support from his neighbors and four objections. Commissioner Krahn addressed
one of the objections, which was the falling over of the tower. Mr. Vicari believed that the tower
would collapse from the top and not “exit my property line.” Vice Chair Borders entertained public
comments and reminded everyone of the three-minute comment limit.

(2:54:34) — Lisa Partee introduced herself as “not a neighbor” but was in favor of ham radio
licenses in case of disasters. Ronald Feldstein explained that he was a ham radio operator who had
used the capabilities in disasters and was in favor of the item. David Loar, also a ham radio operator
and a professional engineer, testified that he had seen ham radio become the only method of
communication during disasters, calling it a lifeline, and was in favor of the item. Mr. Loar cited
several situations where ham radio operators had “stepped up” and thanked Mr. Vacari for offering
his service. Ms. Sullivan clarified that the Commission would base its decision on the findings of
fact which should be used during the deliberations. Per Vice Chair Borders’ request, Mr. Reese
clarified that amateur radio operators are federally regulated and that local municipalities are
required to do “what is reasonably possible to encourage the installation of amateur radio.” He
also stated that there should be “a very valid reason” for denying the installation, such as safety
issues for having it near an airport. Mr. Vacari indicated that the Federal Communications
Commission does not require a light on the tower. Jackie Carlin introduced herself as a neighbor
adjacent to Mr. Vacari’s property. She doubted that the tower would fall because it would allow
“the wind to go through it.” There were no additional comments; therefore, Vice Chair Borders
entertained a motion.

Page 5

10



Draft Minutes Carson City Planning Commission December 17, 2024

(3:05:18) — Commissioner Krahn moved to approve LU-2024-0392 based on the ability to
make the required findings and subject to the Conditions of Approval contained in the Staff
Report. The motion was seconded by Commissioner Pyzel.

RESULT: APPROVED (5-0-0)

MOVER: Krahn

SECONDER: Pyzel

AYES: Borders, Brooks, DeChristopher, Krahn, Pyzel
NAYS: None

ABSTENTIONS:  None

ABSENT: Preston, Killgore

6.0 SUB-2024-0434 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE
ACTION REGARDING A RECOMMENDATION TO THE BOARD OF SUPERVISORS
(“BOARD”) CONCERNING A REQUEST FOR AN AMENDMENT TO THE TENTATIVE
SUBDIVISION MAP CONDITIONS OF APPROVAL FOR TSM-19-054 BLACKSTONE RANCH
SOUTH TO MODIFY OR DELETE CONDITIONS OF APPROVAL TO ALLOW FOR BONDING
OF REQUIRED IMPROVEMENTS PRIOR TO THE RECORDING OF THE FINAL MAP AND
RELATED CHANGES TO CLARIFY THE TIMING FOR ROADWAY IMPROVEMENTS TO
THE RAILROAD DRIVE EXTENSION ON PROPERTY LOCATED TO THE EAST OF THE
EASTERN TERMINUS OF RAILROAD DRIVE WITHIN THE BLACKSTONE RANCH SOUTH
SPECIFIC PLAN AREA (“SPA”) AND ZONED SINGLE FAMILY RESIDENTIAL 6,000 (“SF6-
SPA”), ASSESSOR’S PARCEL NUMBER (“APN”) 010-051- 44.

(3:06:09) — Chairperson Preston introduced the item. Ms. Manzo gave background and reviewed the Staff
Report and the proposed amendments to the Conditions of Approval, all of which are incorporated into the
record. She also, along with Mr. Pottéy, responded to clarifying questions. Applicant Representative
Bobbie Merrigan of DR Horton noted her acceptance of the revised Conditions of Approval. JKAE Partner
Kenneth Andersen informed Commissioner Pyzel that an approved Conditional Letter of Map Revision
(CLOMR) for the subdivision and a Conditional Letter of Map Revision Based on Fill (CLOMR-F) for the
roadway extension would be submitted to meet the Federal Emergency Management Agency (FEMA)
requirements. Vice Chair Borders entertained public comments.

(3:15:13) — Lynn Hudgens inquired about exit roads out of the development. Ms. Manzo explained that
for Condition No. 20, the Board of Supervisors would not accept the roads until all improvements have
been completed and to the level of City standards. She also clarified that upon project completion, there
would be access from Railroad Drive and from East Fifth Street. Kelly Clark, a neighbor adjacent to the
Blackstone Ranch development, requested information regarding pedestrian access to Linear Trail from
Railroad Drive. She also inquired about sufficient access from Fifth Street. Ms. Manzo clarified that the
proposed amendment would not change what the Commission has already approved except the four marked
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up Conditions of Approval. She also noted that the project was designed to increase safety and reduce the
safety issues. Rick Riendeau introduced himself as a Railroad Drive resident stated that he had been
receiving phone calls from realtors to add homes on his property. Mr. Riendeau was opposed to the
expansion in Carson City and did not want more homes in his neighborhood. Arielle Holmboe inquired
whether construction trucks were allowed on Railroad Drive and about noise limitations. Ms. Manzo
pointed out the limitations to the hours of construction in Condition No. 9. Mr. French noted he was not
in favor of the project and inquired who would take care of the wetlands. Ms. Sullivan clarified that
Railroad Drive and the extension to Fifth Street had been approved as two points of access. She also noted
that a construction vehicle may sometimes park on Railroad Drive. In response to Ms. Clark’s comment,
Ms. Sullivan stated that after speaking with Ms. Clark she was informed that the conversation about
pedestrian access had taken place in private with the applicant at a church. Mr. Andersen clarified for Ms.
Clark that “physical access to the trails will be accommodated.”

(3:41:10) — Commissioner Pyzel moved to recommend approval of SUB-2024-0434, an amendment
to Tentative Subdivision Map TSM-19-054, to the Board of Supervisors based on the ability to make
the required findings and subject to the Conditions of Approval included in the Staff Report. The
motion was seconded by Commissioner Krahn.

RESULT: APPROVED (5-0-0)

MOVER: Pyzel

SECONDER: Krahn

AYES: Borders, Brooks, DeChristopher, Krahn, Pyzel
NAYS: None

ABSTENTIONS: None

ABSENT: Preston, Killgore

6.E MPA-2024-0396 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE
ACTION REGARDING RECOMMENDATIONS TO THE BOARD OF SUPERVISORS
(“BOARD”) CONCERNING THE ANNUAL MASTER PLAN REPORT.

(3:42:15) — Vice Chair Borders introduced the item. Ms. Sullivan explained that in this meeting the
Commission would receive information on the Master Plan implementation activities and would “review
and make recommendations to the Board on the Master Plan Action Plan and other Master Plan-related
items.” She then presented the Staff Report, which is incorporated into the record, and responded to
clarifying questions. Inthe form of public comment Mr. French expressed disappointment that a “sanctuary
zoning” category was not created per his request. He was unhappy with the Prison Hill trail because certain
things did not look natural such as the metal railing and barbwire around the water tank. He also objected
to the inconsistent terminology of “open space.”
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(3:58:39) — Commissioner Krahn moved to recommend to the Board of Supervisors acceptance of
the Master Plan annual report as presented by Staff. The motion was seconded by Commissioner
DeChristopher.

RESULT: APPROVED (5-0-0)

MOVER: Krahn

SECONDER: DeChristopher

AYES: Borders, Brooks, DeChristopher, Krahn, Pyzel
NAYS: None

ABSTENTIONS:  None

ABSENT: Preston, Killgore

7. STAFF REPORTS (NON-ACTION ITEMS)
- DIRECTOR'S REPORT TO THE COMMISSION

(3:59:30) — Ms. Sullivan reviewed the Community Development November 2024 activity report, which is
incorporated into the record, and responded to clarifying questions. She also reminded the Commission
about the joint meeting with the Board of Supervisors to discuss the Master Plan Update on December 19,
2024, at 1:30 p.m.

- MASTER PLAN UPDATE
- FUTURE AGENDA ITEMS

(4:11:26) — Ms. Sullivan informed the Commission that a training was planned for the January 2025
meeting to understand the role of the Commission and Staff. Discussion ensued regarding Open Meeting
Law and Ethics Training and Commissioner Pyzel was informed that he did not need to “check off” a
document stating he had participated in training. Vice Chair Borders recommended training on quasi
judiciary versus public hearings and ministerial approvals.

- COMMISSIONER REPORTS/COMMENTS

(4:05:10) — Discussion ensued regarding the Vitality appeal to the Board of Supervisors and Commissioner
DeChristopher pointed out some of the erroneous comments made by the appellants’ attorneys. She wished
to clarify that the Commission does not rubber stamp Staff recommendations, adding that Staff prepares
the documents well; however, the Commission was provided with options to make their own decisions.
Secondly, Commissioner DeChristopher wished to clarify for the public that “the findings aren’t weighted.”
She noted that the Commission “brings something to the table” and puts much thought and effort into its
decision. She thanked the Mayor for recognizing the Commission’s efforts prior to making a decision.
Commissioner Brooks stated that he was pleased with the Board’s process to keep it focused on the

Page 8

13



Draft Minutes Carson City Planning Commission December 17, 2024

presentations by Staff, the appellants/attorneys, and the Board. Commissioner Pyzel thanked Carson City
Sheriff Ken Furlong for attending the meeting and providing specific public comments. He also
commended Staff for doing “a fine job” with the zoning information.

8. PUBLIC COMMENT

(4:19:30) — Vice Chair Borders introduced the item. Mr. French was informed that the training discussed
earlier would be in a public meeting setting and the public would be able to hear the discussion.

9. FOR POSSIBLE ACTION: ADJOURNMENT
(4:2:17) — Vice Chair Borders adjourned the meeting at 4:20 p.m.

The Minutes of the December 17, 2024, Carson City Planning Commission meeting are so approved on
this 26" day of February 2025.
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STAFF REPORT

Report To: Meeting Date:
Staff Contact:

Agenda Title: December 19, 2024 BOS/PC Joint Meeting
Agenda Action: Formal Action / Motion Time Requested:

Agenda Item No: 5.B

February 26, 2025

Proposed Motion
I move to approve the minutes of December 19, 2024.

Board's Strategic Goal
Previous Action
Background/Issues & Analysis

Applicable Statute, Code, Policy, Rule or Regulation

Financial Information
Is there a fiscal impact? No

If yes, account name/number:
Is it currently budgeted? No
Explanation of Fiscal Impact:

Alternatives

Attachment(s):
12-19-2024 Minutes (PC-BOS Joint Meeting)

Motion: 1)

(Vote Recorded By)

Aye/Nay
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DRAFT MINUTES
Carson City Board of Supervisors
Carson City Planning Commission
Joint Meeting*
Thursday, December 19, 2024 @ 1:30 PM
Community Center Robert “Bob” Crowell Boardroom
851 East William Street, Carson City, Nevada
DRAFT

NOTE: A recording of these proceedings, the board’s agenda materials, and any written comments or
documentation provided to the Public Meeting Clerk during the meeting are public record. These materials
are on file in the Clerk-Recorder’s Office and are available for review during regular business hours.

The approved minutes of all meetings are available at https://www.carson.org/government/city-meetings.

* This meeting was held after the adjournment of the regular Board of Supervisors meeting.

24, CALL TO ORDER - JOINT MEETING OF THE BOARD OF SUPERVISORS AND THE
PLANNING COMMISSION

(12:29:45) — Mayor Bagwell called the joint meeting to order.
25.  ROLL CALL

(12:29:47) — Mr. Hoen called roll and noted the presence of a quorum for both boards as follows:

Board of Supervisors: Mayor Lori Bagwell, Supervisor Stacey Giomi, Supervisor Maurice White,
Supervisor Curtis Horton, and Supervisor Lisa Schuette.

Planning Commission: Chairperson Teri Preston, Vice Chair Chuck Borders, Commissioner Greg Brooks,
Commissioner Ellen DeChristopher, Commissioner Vern Krahn, and Commissioner Rob Pyzel.
Commissioner Nathaniel Killgore was absent.

Staff. Clerk-Recorder Scott Hoen, Deputy City Manager Stephanie Hicks, Community Development
Director Hope Sullivan, Supervising Deputy District Attorney Todd Reese, Deputy District Attorney Adam
Tulley, Senior Deputy Clerk Tamar Warren.

26. PUBLIC COMMENT

(1:30:24) — Mayor Bagwell explained that the public would have the opportunity to provide opening and
final public comments. She also entertained opening public comments; however, none were forthcoming.

27, COMMUNITY DEVELOPMENT

27.a FORPOSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION REGARDING
A DRAFT OF THE UPDATED MASTER PLAN.

Page 1
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Please note: The Master Plan discussion may be viewed in its entirety on the Carson City website by
clicking on this link: https://carsoncity.granicus.com/player/clip/2586?view_id=2&redirect=true. Please
select agenda item 27.a from the index located below the video screen.

(1:31:06) — Mayor Bagwell introduced the item. Community Development Director Hope Sullivan gave
background and highlighted all the community meetings that had taken place to ensure the incorporation
of the public feedback in the Master Plan Draft which is up for discussion at this time. She also introduced
the consultants, Clarion Associates Senior Consultant Darcie White, present in the Boardroom, and
Associate Maggie Squyer, along with Amy Lapin of Economic & Planning Systems, Inc., who were
participating via WebEx. consultants are responsible for preparing the draft and final product. Ms. White
provided background on the input gathering process (the Listening Tours) noting that they would update
the Draft Master Plan in early 2025 and tentatively schedule it for adoption by the Planning Commission
in February 2025 and by the Board of Supervisors in March 2025. She also summarized the changes made
since the August 2024 draft. Mayor Bagwell suggested discussing the chapters in order and hearing
comments from the Supervisors and the Planning Commissioners.

Chapter 1: Plan Overview
Mayor Bagwell: Confirm that 158 square miles is the correct planning area with Carson City GIS.
Supervisor White praised staff and noted that his comments would be based on “accuracy, continuity, and
private property rights.”

o Include being adjacent to Storey County and abutting Placer County (by way of Lake Tahoe).

Chapter 2: Vision and Guiding Principles
Commissioner Krahn: Ensure text is legible when it is overlayed on bold graphics. Also, eliminate
redundancy in “Guiding Principles” section.

o Find an alternative word to “declining” neighborhoods.

o Based on later discussion, Supervisors Giomi, Horton, and White wished to keep the term
“declining,” and also encouraging investment in those neighborhoods by possibly allowing new
construction.

Supervisor White: Concentrate on other parts of Carson City besides downtown. Remove the word
“create” revitalization, and use “preserve” instead.
o Supervisors Schuette and Giomi: The Listening Tour emphasized the value of a vibrant downtown.
o Supervisor Horton: Focus on the gateway corridors.
Commissioner Brooks: Include a statement such as “how Carson City will use this Plan.”
Mayor Bagwell: The Vision Statement should state “proud of our past and confident of our future” to
match the City seal.

Chapter 3: Well Managed Growth
Commissioner Pyzel: “Continue to review applications for proposed residential—-and commercial
development in accordance with the Carson City Growth Management Ordinance.”
Supervisor Giomi: Use the Visit Carson City stock photo collection which represents Carson City.

o Modify the Urban Services Boundary Map to include water and sewer services and revisit sidewalk

policies.

Commissioner Brooks: Page 20 - “Well-managed growth is also essential for preserving the economic
health of the community as well as the natural, scenic, and environmentally sensitive areas in and around
Carson City, such as the Carson River and Prison Hill.”

Page 2
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Commissioner Krahn: Page 24 — “Provide opportunities for a range of residential-mixed-use-commercial;
employment,—public,—and-open-space uses at a variety of scales and intensities that are consistent with

existing and planned infrastructure capacity.” Page 26 — Remove “climate change and drought” from
Planning for Hazards section. Page 27 — Match the legend colors to that of the map. Page 31 — “Eneceurage
Require the use of pollinator-friendly plants in landscape plans for non-residential and multi-family
residential developments.”

Supervisor White: Page 20 — “At its current capacity, the City’s water and wastewater facilities have an
estimated buildout population of 76,000 people.” Align the number with the Growth Management
numbers. Page 31 — Modify “Tree Preservation and Replacement” section to match the Title 18 changes.
Supervisor Schuette: Page 32 — Coordinate with Lyen—Washoe—and-DBouglas neighboring Counties to

minimize land use conflicts at shared boundaries.”

Chapter 4: Access to Open Lands and Recreational Opportunities

Supervisor Schuette: Page 39 — “Continue to pursue cost-effective sharing of facilities, and resources, and
maintenance opportunities with the City’s existing and potential recreation partners.”

Commissioner Krahn: Page 36 — “An extensive parks system, including special use facilities (such as
shooting ranges), sports complexes, golf courses, and a cemetery.” Validate Question 19 language. Page
37 — Sections 4.1a and 4.1b language should be consistent and committees should not be named.

Chapter 5: Economic Vitality

Ms. Sullivan: Listening Tour input, create entertainment opportunities versus Reno. Create destination
events.

Mayor Bagwell: Page 49 “Undergo a study of potentlal redevelopment areas. Ensure—existing

Chalrperson Preston Based on Listening Tour mput S|mpI|fy the process to start a business in Carson City.
Ms. Sullivan: The Master Plan draft is not recommending staffing.
Supervisor White: Page 47 —add Nevada Works to section 5.2c.

Chapter 6: Vibrant Downtown and Gateway Corridors
Supervisor White: Page 55 — Remove section 6.2d Incentives.

o Commissioner Brooks — Consider them “regulatory burden-easing.”

o Commissioner Borders — Keep it as another arrow in the City’s quiver.

o After further discussion it was agreed to keep the section.
Supervisor White: Page 56 — Remove the reference to Ormsby House and other specific property titles
from Section 6.3a.
Supervisor Giomi: Page 59 — Add the Historic District to the map. Page 57 — Main Street Mixed Use
should be on both sides of Carson Street.
Commissioner Krahn: Page 54 — Section 6.1b should read “Highway 50 East Corridor.” Page 57: Validate
the street names in the “Main Street Mixed-Use” section.

Chapter 7: Livable Neighborhoods
Mayor Bagwell: Page 66 — Section 7.2c—Manufactured Home Parks, provide clear definition. Section
7.4c—Vacant and Dilapidated Properties, remove “vacant building registration program.”
o Chair Preston was opposed to tax write-offs by property owners of vacant and blighted property
owners.

Page 3
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Supervisor White: Page 67 — Section 7.3a, reword reference to “low cost loans.”

Chapter 8: Unique History and Culture
Commissioner Krahn: Page 70 — Add Bob Boldrick Theater. Page 73 — double check accuracy of V&T
Trail map and call it “Historic.”

Chapter 9: A Connected City

Supervisor Schuette: Have safe bike storage at bus stops.

Supervisor White: Page 79 — Make the following change: “The City will seek to ensure that mest-majer
destinations, parks, and open space areas within the community are accessible via safe, enjoyable routes.”
Page 81 — Section 9.3b — Make the following change: “Continue to broaden the types of facilities provided
within the community to serve a-mere-diverse-cross-section-of residents.”

Chapter 10: Land Use Plan

Keep Medium Density definition consistent.

Mayor Bagwell: Page 107 - MU 1.1—Vertical Mixed-Use, do not limit restaurant locations to the first
floor.

Send map update suggestions to Ms. Sullivan.

High Density Residential zoning should have the same multiuse pathways as low or medium density zones.
Commissioner Krahn: Page 94 - Corridor Mixed-Use (CMU), pocket parks and plazas would be better uses
than open space, parks, and multi-use pathways. Page 95 — make the following change: “Access to
alternative means of transportation should be provided, where practicable, such as through transit service
or pedestrian and bicycle paths facilities.

Supervisor White: Page 106 — HDR 1.4—Building Massing and Form, reword the following sentence: “In
a multi-building multi-family community context, large buildings should be designed with a variety of wall
planes and roof forms to create visual interest.” Pages 190 and 110 — Do not limit Section DTMU 1.4-Mix
of Uses to Carson and Curry Streets.

Chapter 11: Specific Plan Areas (SPA)

Revisit the Eastern Portal as it is a critical gateway but is outside the scope of this project. Supervisor
White suggested “getting rid of the V&T SPA.” He also recommended a distinction between V&T
Railroad and V&T Railway.

Mayor Bagwell noted that Chapter 12, the action plan, would not be addressed at this time until the recent
changes are incorporated. The Board thanked the Planning Commission and Staff for doing most of the
work on the Master Plan and believed it was “a good document.”

28. PUBLIC COMMENT

(5:21:11) — Mayor Bagwell entertained final public comments. Dan Thornton introduced himself as a
Carson City resident and a Muscle Powered Board Member. Mr. Thornton stated that he had attended one
of the Listening Tours and had “made my case for how a bike park can help with the Master Plan.” He
believed that a bike park at Centennial Park could make kids more active and it would be constructed and
maintained by grant funds. Mr. Thornton called it “a smart investment for our future” and it would attract
many new visitors.

Page 4
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29. FOR POSSIBLE ACTION: TO ADJOURN

(5:28:22) — Mayor Bagwell adjourned the meeting at 5:28 p.m.

The Minutes of the December 19, 2024, Carson City Board of Supervisors and Planning Commission joint
meeting are so approved by the Planning Commission on this 26" day of February 2025.

Page 5
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STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF FEBRUARY 26, 2025
FILE NUMBER: N/A AGENDA ITEM: 6.A

STAFF CONTACT: N/A

AGENDA TITLE: For Possible Action: Discussion and possible action to elect a Planning Commission
Chair and Vice-Chair.

Staff Summary: The Planning Commission elects a Chair and Vice-Chair at its regular meeting in
January to serve a one-year term. Because there was no regular meeting in January, the election of the
Chair and Vice-Chair for calendar year 2025 will be held at the February meeting.

SUGGESTED ACTION: "I move to appoint as Planning Commission
Chairman. I further move to appoint as Planning Commission Vice
Chairman."
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STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF FEBRUARY 26, 2025
FILE NUMBER: LU-2025-0011 AGENDA ITEM: 6B

STAFF CONTACT: Heather Manzo, Associate Planner

AGENDA TITLE: LU-2025-0011 For Possible Action: Discussion and possible action regarding a
request for a special use permit (“SUP”) to establish maximum building height and minimum setback
standards for the construction of four buildings totaling approximately 1,458 square feet in size, a 720
square foot canopy and approximately 134 square feet of screened outside storage associated with the
establishment of an Adventure Center which will include vendor booths and visitor plaza area to
promote outdoor recreation in the area as part of a Travel Nevada grant program, on a site zoned Public
(“P”) located at 2180 South Carson Street, Assessor’s Parcel Numbers (“APNs”) 003-302-01, 003-302-
02 and 003-302-04. (Heather Manzo, hmanzo@carson.org)

Staff Summary: The State of Nevada (“Applicant”) is requesting an SUP to establish setbacks and
building height limitations for a project located within the Public zoning district. Carson City
Municipal Code (“CCMC”) 18.04.187 states that proposed State of Nevada projects with less than
2,500 square feet of building area are permitted. However, CCMC requires an SUP to establish
setbacks and height limitations. The Planning Commission is authorized to approve an SUP.

SUGGESTED ACTION: "I move to approve LU-2025-0011 based on the ability to make the required
findings and subject to the conditions of approval included in the staff report."

Attachment(s):

LU-2025-0011 Staff Report

Carson City Adventure Center SUP Application
Setback Plan
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STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF FEBRUARY 26, 2025
FILE NO: LU-2025-0011
STAFF AUTHOR: Heather Manzo, Associate Planner

AGENDA TITLE: For Possible Action: Discussion and possible action regarding a request for
a special use permit (“SUP”) to establish maximum building height and minimum setback
standards for the construction of four buildings totaling approximately 1,458 square feet in size, a
720 square foot canopy and approximately 134 square feet of screened outside storage
associated with the establishment of an Adventure Center which will include vendor booths and
visitor plaza area to promote outdoor recreation in the area as part of a Travel Nevada grant
program, on a site zoned Public (“P”) located at 2180 South Carson Street, Assessor’s Parcel
Numbers (“APNs”) 003-302-01, 003-302-02 and 003-302-04. (Heather Manzo,
hmanzo@carson.org)

Staff Summary: The State of Nevada (“Applicant”) is requesting an SUP to establish setbacks
and building height limitations for a project located within the Public zoning district. Carson City
Municipal Code (“CCMC”) 18.04.187 states that proposed State of Nevada projects with less than
2,500 square feet of building area are permitted. However, CCMC requires an SUP to establish
setbacks and height limitations. The Planning Commission is authorized to approve an SUP.

RECOMMENDED MOTION: “I move to approve LU-2025-0011 based on the ability to make the
required findings and subject to the conditions of approval included in the staff report.”
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LU-2025-0011

2180 South Carson Street
Planning Commission
February 26, 2025

Page 2

RECOMMENDED CONDITIONS OF APPROVAL.:

1.

The project shall be constructed or developed substantially in accordance with any site
plans that are approved by the Planning Commission, including any modification that is
made by the imposition of an additional condition by the Planning Commission.

The project shall conform to any other applicable provision of Nevada Revised Statutes
(“NRS”) or Carson City Municipal Code (“CCMC”).

Permits must be obtained, and construction commenced to establish the use within 12
months of approval and permits must remain valid until the project is completed, or the
SUP shall be deemed null and void. Extension of time may be requested and granted
pursuant to CCMC 18.02.0454 (Extensions of Time).

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 may be rescheduled for the next Planning Commission
meeting for further consideration.

The approval consists of up to four buildings and one canopy totaling 2,178 square feet in
size with a maximum building height of 15 feet tall. Accessory outside storage area shall
be limited to 134 square feet and be screened by a 100% sight obscuring fence or wall
consistent with the approved plans. Building and structure materials must be consistent
with the approved plans and shall have a minimum four-foot setback from west property
line and minimum 10-foot setback from all other property lines.

All interpretive signs and vendor signage shall be non-illuminated, not visible from South
Carson Street, and substantially consistent with the approved plans.

LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.0454 (Extensions of Time);
18.02.080 (Special Use Permit); 18.04.170 (Public)

MASTER PLAN DESIGNATION: Public / Quasi-Public

ZONING DISTRICT: Public (P)

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: P and PR / vacant land and Curry Street right-of-way
EAST: P / Nevada Rural Housing

WEST: P / vacant

SOUTH: GC / non-residential mix of uses

ENVIRONMENTAL INFORMATION:

FLOOD ZONE: Zone X, X Shaded (minimal flood hazard), and Zone AH
EARTHQUAKE FAULT: Zone Il (Shown on-site)

SLOPE/DRAINAGE: Site is developed and contains drainage facilities
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SITE DEVELOPMENT INFORMATION:

SITE SIZE: Portion of a 13.18-acre site

STRUCTURE SIZE: 1,458 square feet of building area and a 720 square foot canopy structure
VARIANCES REQUESTED: None

DISCUSSION:

The application proposes the development of four new buildings, a canopy structure, a small
accessory screened outside storage area, parking and other site amenities associated with a
planned regional outdoor recreation hub on a +0.25-acre portion of the overall site where the
Nevada State Railroad Museum is located. The project is intended to promote recreational
resources, quality of life, generate tourism interest and revenue, and support outdoor recreation
businesses.

Public uses such as government facilities are the primary purpose of the Public zoning district.
While the project will not require building permits since State of Nevada projects are exempt from
this requirement, the project has been evaluated for compliance with the standards set forth in
Title 18. The project includes improvements contained within the developed footprint of the
Railroad Museum which has established access from South Carson Street. The proposed
buildings are intended to house up to a total of nine vendors specializing in outdoor recreation.
The project is proposed to be built out in a maximum of two phases based upon available funding.
Phase 1 would include two buildings, the canopy and accessory outside storage. Phase 2 would
include buildout of the remaining two proposed buildings.

CCMC 18.04.187 (Table of Allowed Uses) states that State of Nevada projects with less than
2,500 square feet of building area are permitted by right. The total proposed structure square
footage falls below the threshold for requiring an SUP, however an SUP is necessary to establish
setbacks and maximum structure height for the project. The Planning Commission has the
authority to approve the requested SUP upon making the required findings.

PUBLIC COMMENTS:

Public notices were mailed to 42 property owners within 600 feet of the subject site on February
14, 2025. As of the writing of this report, staff has not received any written comments. Any
comments that are received after this report is completed will be submitted to the Planning
Commission prior to or at the meeting on February 26. 2025, depending on the date of submission
of the comments to the Planning Division.

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.

Engineering Division
The Development Engineering Division of the Carson City Public Works Department
(“Development Engineering”) has reviewed the application and 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.
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CCMC 18.02.080(5)(c) - Traffic/Pedestrians
The project will have a negligible impact on pedestrian and vehicular traffic.

CCMC 18.02.080(5)(d) - Public Services

There is sufficient capacity in the city water and sewer system to supply the demand that would
be imposed by the proposed project. The area of the project is mostly paved, and the project
will have a negligible impact on stormwater runoff.

CCMC 18.02.080(5)(e) — Title 18 Standards
The project must meet all Carson City Development Standards and Standard Details.

CCMC 18.02.080(5)(f) — Public health, Safety, Convenience, and Welfare
The project will meet engineering standards for health and safety as designed with the following
recommendations regarding the earthquake fault and FEMA flood zones.

Earthquake faults: The USGS linear earthquake fault maps show a fault line bisecting the
property. Itis recommended that the Applicant conduct a geotechnical investigation which speaks
to this fault line before the commencement of construction.

FEMA flood zones: A portion of the project is within a FEMA AH flood zone. It appears that this
portion is mostly landscaping and can be designed to have no impact on the flood zone. The
project should be constructed to meet CCMC 12.09 Flood Damage Prevention which provides
standards for developing within a FEMA special flood hazard zone.

Site slope: The site is level.

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) — Adeguate Information
The plans and reports provided were adequate for this analysis.

Building Division
1. Exterior walls and openings to comply with Tables 601, 602 and Chapter 7 of the 2018
International Building Code (“IBC”) for Structures built near property lines.

FINDINGS:
Staff's recommendation is based upon the findings as required by CCMC 18.02.080 (Special Use
Permits) enumerated below and substantiated in the public record for the project.

1. Is in substantial compliance and in furtherance of the objectives and policies of the
Carson City Master Plan as set forth in this chapter,;

The subject property is in the Public/Quasi-Public (“PQP”) master plan designation. The PQP
designation is intended for schools, government offices, community centers, fire stations, airports,
libraries, hospitals and other similar uses. The structures will be constructed on the property to
support Nevada State tourism by providing vendor spaces and outdoor space to promote tourist
activity within the area. The proposed project is consistent with the Master Plan as the property
is located within the Urban Services Area (Goal 1.1) and will increase tourist access to
recreational and cultural resources (Goals 5.4 and 5.5).
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2. Is compatible with and preserves the character and integrity of adjacent properties
and neighborhoods, orincludes improvements or modifications onsite or within the
public right-of-way which mitigate adverse construction impacts including, without
limitation, noise, vibrations, fumes, odors, dust or glare;

The project is compatible with and preserves the character and integrity of adjacent properties
and neighborhoods. The proposed project will compliment other buildings and uses on the site.
Nevada State Railroad Museum is currently located at the site, however there is area within the
subject site not being utilized as part of the museum operations. The site location is relatively
unique as Curry Street and state owned parcels are located to the west, Nevada Rural Housing
is located to the east of the subject site across South Carson Street, vacant land and Curry Street
are located to the north and there is a portion of the subject property which is heavily landscaped
providing a buffer from the site to the adjacent commercial property to the south.

The addition of vendor kiosks and operations will have little impact resulting from noise, vibrations,
fumes, odors, dust or glare. Any exterior lighting is required to meet Division 1.3 of the
Development Standards to ensure that lights are shielded and directed downward away from
adjoining properties and the night sky, and the addition will be designed and constructed to match
the existing building in materials and color.

3. Will have little to no detrimental effect on vehicular or pedestrian traffic.

Based on a trip generation memo prepared by GCW Engineering and dated January 17, 2025,
Development Engineering staff has noted there will be negligible effects on vehicular or
pedestrian traffic.

4, Will not result in a detrimental impact to the use, peaceful enjoyment, economic
value or development of adjacent properties or the neighborhood in general;

The proposed structures are intended to encourage tourism and recreational opportunities within
the community and are compatible with other buildings and uses on the site. Along with the
proposed structures, the plan calls for the addition of non-illuminated interpretive and
informational signage and non-illuminated channel letter vendor signs as presented in the
application materials. These signs are located internal to the site and not visible from the public
right-of-way. The site currently operates as the Nevada Railroad Museum and contains structures
and materials that support this use. Due to the project’s design, location and limited scope, it will
not result in material damage or prejudice to other property in the vicinity.

5. Will not overburden existing public services and facilities, including, without
limitation, schoaols, police or fire protection, water service, sewer service, public
roads, storm drainage or other public improvements; and

Based on a sewer and water demand letter prepared by GCW Engineering and dated January
16, 2025, Development Engineering has noted that there is sufficient capacity in the city water
and sewer system to supply the demand that would be imposed by the proposed project. The
area of the project is mostly paved, and the project will have a negligible impact on stormwater
runoff.

6. Will not adversely affect the health, safety and welfare of the public.
The proposed new structures and improvements located on the Railroad Museum site will not be

detrimental to public health, safety and welfare. Since this is a State of Nevada project, the
request triggers a SUP but will not obtain building permits through the City. As such, the following
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analysis consists of recommendations rather than conditions of approval:

The USGS linear earthquake fault maps show a fault line bisecting the property. It is
recommended that the Applicant conduct a geotechnical investigation which speaks to this fault
line before the commencement of construction.

A portion of the project is within a FEMA AH flood zone. It appears that this portion is mostly
landscaping and can be designed to have no impact on the flood zone. The project should be
constructed to meet CCMC 12.09 Flood Damage Prevention which provides standards for
developing within a FEMA special flood hazard zone.

Attachments:
Application LU-2025-0011
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December 20, 2024

Carson City Planning Division
108 E Proctor Street
Carson City, NV 89701

Re: Carson City Adventure Center Special Use Permit

Detailed Written Project Description:

The Carson City Adventure Center is designed to be a regional hub supporting outdoor recreation
and tourism, funded by the Nevada Department of Tourism (Travel Nevada) using a grant from the
Economic Development Administration of the US Department of Commerce. The goals of this
project are to promote recreational resources and quality of life, generate tourism revenue, and
incubate new outdoor recreation businesses. The project area is located on the existing site of the
Nevada State Railroad Museum Carson City.

In the base bid this project includes two buildings, Building A and Building B, with a total of nine
outdoor adventure vendor locations that range in area from 83 to 124 square feet. Bid alternate
Buildings C and D would each add two additional 83 square feet vendor locations for a total gross
area of 1,458 square feet. If the alternates are not accepted in the bid, they will be planned for
future phases. The project area also contains a plaza area that has a 720 square foot canopy and
an entry portal to the plaza which will have “Adventure Center” signage.

Each vendor location will have an entry door and sliding sales window. Customers will line up at
the exterior of the vendor sales window to purchase tickets for experiences such as a white water
rafting or bicycle adventures. The vendor buildings are single stores of wood frame construction
with wood joist shed roof. The roofing is single ply membrane with scuppers on the low side of the
roofs. There is a parapet around the exterior of each cluster of vendors that will support signage.
The walls are insulated with mineral fiber insulation and finished on the exterior with cement board
and wood battens. Foundations and floor slabs are of concrete. The canopy is approximately 17
feet tall made up of steel frame construction, concrete foundations and corrugated metal deck
cover.

The site is mostly made up of concrete flatwork with an obvious meandering path around the
vendor locations. The flatwork consists of standard gray broom finished concrete, acid etched
standard gray concrete, exposed aggregate concrete and integrally colored decorative concrete
with a heavy broom finish. There are four areas within the site and parking area where there will be
landscape planting with decomposed granite ground cover. The site has a fenced (wood fence) in
storage vyard.

Craig S. Galati FAIA, FSMPS, CPSM Jason Jorjorian, AIA, NCARB, LEED AP Lance J. Kirk, AIA, NCARB, LEED AP

(‘ 702.263.7111 & LGAarchitecture.com © 1226 S. 3rd St, #110, Las Vegas, NV 89104
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Special Use Permit Findings:

Findings from a preponderance of evidence must indicate that the proposed use:
1. Will be consistent with the objectives of the Master Plan elements.
Explanation:

The Carson City Adventure Center project is consistent with the objectives of the Master Plan
elements. In the opening paragraph of Guided Principle 5, the Master Plan document states, “The
City will also seek opportunities to promote its historic and recreational resources and overall
quality of life as a means of generating tourism revenue and attracting new employers to the
community. The City will strive to approach economic development activities using a collaborative
and innovative approach that encourages cooperation between the public and private sector, and
with other jurisdictions as appropriate to achieve the objectives of this Master Plan.” The Carson
City Adventure Center is the exact opportunity described in this statement. The Nevada
Department of Tourism (Travel Nevada) is funding the project using a grant from the Economic
Development Administration of the US Department of Commerce to create a regional hub
supporting outdoor recreation tourism and education. The goals of this project are to promote
recreational resources and quality of life, generate tourism revenue, and incubate new outdoor
recreation businesses. The Carson City Adventure Center will build partnerships between Travel
Nevada, the public sector, and new and existing outdoor recreation businesses, the private sector.
For further information on how this project is consistent with the Carson City Master Plan, please
review the following checklist responses.

Chapter 3: A Balanced Land Use Pattern

e The growth management ordinance is not relevant to this project, per Carson City Municipal
Code 18.12.010 the ordinance applies to residential property.

o The project utilizes sustainable building materials and construction techniques to promote
water and energy conservation, although not pursuing certification through any program. The
building envelope design performs 9% better than code, the interior lighting performs 52%
better than code, the exterior lighting performs 25% better than code, and the proposed
mechanical systems are more efficient than required by code minimums. A new water service is
not being provided for this project, however the landscaping design proposed is water
CONSCious.

e Per our understanding, the project is not in a priority infill development area.

e Asthe project is a small area on a larger developed museum parcel, it is not adding vehicular or
pathway access but it is also not creating any new impediments.

e The project does adversely affect the existing site features of the museum campus.

e The project is not immediately adjacent to public lands, however a key goal of the project is to
encourage and promote responsible recreation on and stewardship of public lands.

e The parcel is not identified as mixed-use on the Master Plan land use map.

e The parcel is not adjacent to residential zoning districts, however there is an apartment
complex across the S Carson St/ Business 395 on a parcel zoned “P.” The project use will not
adversely affect the apartment complex occupants.

e The project does not encroach on any environmentally sensitive areas
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The project is located within FEMA designated flood zone “X” per firm panel 3200010094 F
date December 22, 2016. Zone “X” is defined as 0.2% annual chance flood hazard, areas of 1%
annual chance flood with average depth less than one foot or with drainage areas of less than
one square mile.

The project is on a previously developed site and does not add service needs for water, sewer,
or road improvements. Additional water use of the museum campus restroom facilities will be
minimal based on the project use and typical occupancy.

The project is not within an identified SPA.

Chapter 4: Equitable Distribution of Recreational Opportunities

The project enhances the existing Railroad Museum campus, adding a new outdoor gathering
space where previously there were parking spaces.

The site is previously developed so it does not encroach on open space.

A primary goal of the project is to connect residents and tourists to the recreational
opportunities available in the region and to promote safe, responsible enjoyment of them.

Chapter 5: Economic Vitality

The project is not residential.

The Carson City Adventure Center is an initiative by the Nevada Division of Tourism (Travel
Nevada) funded by a grant from the Economic Development Administration of the US
Department of Commerce to provide a retail hub for recreational experiences in the region,
boosting infrastructure for the regional outdoor recreation tourism industry.

The project does not reuse or redevelop existing retail space.

Through its partnership with the Nevada State Railroad Museum Carson City, the project
intends to draw new visitors to the museum campus, a heritage tourism destination with
historic resources.

The project is not within the downtown core.

The project is not residential.

Chapter 6: Livable Neighborhoods and Activity Centers

The project uses durable, long-lasting building materials. State projects require all materials
used in a project to meet 20-year warranties, minimum.

The project incorporates design elements to fit into the Nevada State Railroad Museum Carson
City campus and will incorporate board and batten cladding in muted colors, reclaimed wood,
and rustic iron to support the museum’s outdoor interpretation.

The project has articulated building facades, including parapet variety and decorative canopies,
and will include public art murals funded in partnership with Visit Carson City. Entrances are
clearly defined by sign portals, and landscaping is provided to fit into the overall campus. The
project does not modify any immediate street frontage.

The project is an appropriate height and with appropriate setbacks to the surrounding campus
and adjacent parcels.

The project is not in an identified Mixed-Use Activity Center area.

The project is not located downtown.

The project is not residential.
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Chapter 7: A Connected City

e The project area does not promote transit-supportive development patterns but it also does
not create any impediments.

o The project does not make any new connections to existing roadways or transit networks.

e The project does not create any new pathways through development nor does it impede any
existing pathways.

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.

Explanation:
A. Describe the general types of land uses and zoning designations adjoining your property (for
example: North: grocery store, Retail Commercial zoning)

The project is located on parcels owned by the State of Nevada and identified in the Master Plan
land use map as “Public/ Quasi-Public”. The parcels are currently zoned “P” for Public. The parcels
to the immediate north and west of the parcels occupied by the project are also owned by the
State of Nevada and also have public zoning & land use. The parcel to the immediate south houses
automotive businesses and is owned by RNE capital, with a mixed-use commercial land use and
‘GC" zoning. Across S Carson St/ Business 395 to the east is an apartment complex on a parcel
owned by the Nevada Rural Housing Authority, zoned “P” and identified in the land use plan as
“Mixed-Use Commercial”

B. Explain why your project is similar to existing development in the neighborhood, and why it will not
hurt property values or cause problems, such as noise, dust, odors, vibration, fumes, glare, or physical
activity, etc. with neighboring property owners. Have other properties in your area obtained approval
of a similar request? How will your project differ in appearance from your neighbors? Your response
should consider the proposed physical appearance of your proposal, as well as comparing your use to
others in the area.

The project is a cooperative endeavor between public and private entities, fitting the Quasi-Public
land use type. The light commercial aspect of the project’s vendor use type is consistent with the
neighboring Multi-Use Commercial land uses. It has been designed in collaboration with the
Nevada State Railroad Museum Carson City as an appropriate addition to the museum campus,
with the physical appearance of the structures designed with materials and finishes referencing the
museum campus buildings.

C. Provide a statement explaining how your project will not be detrimental to the use, peaceful
enjoyment or development of surrounding properties and the general neighborhood.

The project use type is a small retail plaza with outdoor recreation vendors, which will not create
undue noise or dust pollution. As an event space, the plaza will supplement events already taking
place on the museum campus, and will not be detrimental to the surrounding properties.
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D. If outdoor lighting is to be a part of the project, please indicate how it will be shielded from adjoining
property and the type of lighting (wattage/height/placement) provided.

Minimal outdoor lighting will be incorporated into the built structures and will be shielded from
adjoining properties. The exterior walls facing S Carson St have 21 watt LED wall sconces lighting
the wall to illuminate the public art murals. Three 15’ single-head light poles will be installed in the
project area, each 96 watts. These light poles are over 50’ from the street frontage and over 400’
from the mixed-use commercial property to the south.

E. Describe the proposed landscaping, including screening and arterial landscape areas (if required by
the zoning code). Include a site place with existing and proposed landscape shown on the plan which
complies with City ordinance requirements.

The project area does not modify the street frontage and is not creating a new parking lot area.
Existing landscape facing S Carson St is not modified and new landscaping has been added to
parking lot islands affected by the project scope.

F. Explain any short-range and long-range benefit to the people of Carson City that will occur if your
project is approved.

The Carson City Adventure Center will benefit the people of Carson City in the short term by
providing a one-stop-shop connection to outdoor recreation, and in the long term by providing
opportunities for business incubation, building a stronger outdoor tourism infrastructure and
strengthening the local economy.

3. Will have little or no detrimental effect on vehicular or pedestrian traffic.
Explanation:

The project will not substantially increase traffic in the area. This conclusion is based on the project
occupancy and the use cases already existing on site. Typical operation occupancy is anticipated to
be 50 people or less, and the project is accessed via the Access Road adjoining the intersection of
Fairview Drive and S Carson Street, which is already served by turn lanes and a traffic light. Any
events taking place in the site will not exceed the size of events already hosted on the museum
campus and will be scheduled to not take place at the same time as museum events.

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.

Explanation:
A. How will your project affect the school district? Will your project add to the student population or
will it provide a service to the student population?

The project has the potential to support student field trips related to outdoor recreation and
education.
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B. How will your project affect police and fire protection?

The project is a small development project on an existing developed site and will not adversely
affect the police or fire department.

C. Is the water supply serving your project adequate to meet your needs without degrading supply and
quality to others in the area? Is there adequate water pressure? Are the lines in need of replacement? Is
your project served by a well? Contact the Development Engineering Division at (775) 887-2300 for
assistance with this item, if applicable.

This project does not include any new water service and will be adequately supported by existing
restroom facilities.

D. If your project will result in the covering of land area with paving or a compacted surface, how will
drainage be accommodated? Contact the Development Engineering Division at (775) 887-2300 for
assistance with this item, if applicable.

Please reference the accepted Drainage Memorandum from GCW dated 11/18/24.

E. Is there adequate capacity in the sewage disposal trunk line that you will connect to in order to serve
your project, or is your site on a septic system? Contact the Development Engineering Division at (775)
887-2300 for assistance with this item, if applicable.

Not applicable, this project does not include any new water service and will be adequately
supported by existing restroom facilities.

F. What kind of road improvements are proposed or needed to accommodate your project? Contact the
Development Engineering Division at (775) 887-2300 for assistance with this item, if applicable.

No road improvements are proposed or necessary to accommodate this project.

G. Indicate the source of the information that you are providing to support your conclusions and
statements made in this application (private engineer, Development Engineering, Public Works,
Transportation, title report or other sources).

Information provided in this application is sourced from the civil engineering firm GCW and title
report from Stewart Title.

5. Meets the definition and specific standards set forth elsewhere in Carson City Municipal Code, Title
18 for such particular use and meets the purpose statement of that district.

Explanation: Explain how your project meets the purpose statement of the zoning district in which it is
located and how it meets the specific standards that are set forth in that zoning district. In CCMC
Section 18.04, Use Districts, find the zoning district where your property is located. Refer to the

34



December 20, 2024
Carson City Planning Division
Page 7

purpose statement at the beginning of the zoning district section and explain how your project meets
the purpose statement of that district.

The purpose of Public (P) Districts is to accommodate public institutional and auxiliary uses which
are established in response to the health, safety, cultural, and welfare needs of the citizens of this
city. The Carson City Adventure Center’s goal of connecting people to outdoor recreation and
education will promote healthy lifestyles through exercise, safe and responsible engagement with
public lands, and boost the local tourism economy.

In addition, find the specific Intensity and Dimensional Standards for your zoning district in either
CCMC Section 18.04.190 (Residential) or CCMC Section 18.04.195 (Non-Residential) and explain
how your project meets these specific standards.

The Public (P) zoning district does not have any minimum or maximum area, lot dimension, height,
or setbacks listed in the site development standards table found in section 18.04.195.

6. Will not be detrimental to the public health, safety, convenience and welfare.

Explanation: Provide a statement explaining how your project will not be detrimental to the public
health, safety, convenience and welfare. If applicable, provide information on any benefits that your
project will provide to the general public.

The Carson City Adventure Center will not be detrimental to the public health, safety,
convenience, and welfare. The project is a small outdoor vendor facility added to an existing
museum campus and will not have detrimental effects on adjacent properties, modify existing
roadways, or have negative impacts on the proposed Carson City Master Plan. The Carson City
Adventure Center will benefit the people of Carson City in the short term by providing a one-stop-
shop connection to outdoor recreation, and in the long term by providing opportunities for
business incubation, building a stronger outdoor tourism infrastructure and strengthening the local
economy.

7. Will not result in material damage or prejudice to other property in the vicinity, as a result of
proposed mitigation measures.

Explanation: Provide a statement explaining how your project will not result in material damage or
prejudice to other property in the vicinity.

The project will not materially affect other properties in the vicinity. The project area of impact lies
entirely within parcels owned by the State of Nevada and does not include mitigation measures
that will impact other properties.
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Please do not hesitate to contact us with any questions regarding the responses presented in this

letter.

Sincerely,
LGA Architecture

Teresa Mears
Project Architect

Attachments:

Application Form

Applicant’s Acknowledgment Statement
Master Plan Policy Checklist

Parcel Site Plan

Site Plan

Building Elevation Drawings and Floor Plans
Drainage Memorandum
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Carson City Planning Division FOR OFFICE USE ONLY:
108 E. Proctor Street - Carson City NV 89701
Phone: (775) 887-2180 * E-mail: planning@carson.org

FILE #

CCMC 18.02.080

SPECIAL USE PERMIT
FEE* $2,450.00 MAJOR

APPLICANT PHONE # $2,200.00 MINOR (Residential
Kirsten Nalley, PE, SE, Project Manager / Structural Engineer, State of Nevada, Public Works Division  (702) 343-0646 zoning districts)
MAILING ADDRESS, CITY, STATE, ZIP + noticing fee
. . *D ft lication is d d lete b
7115 Amigo Street, Suite 100, Las Vegas, NV 89119 Pus it apsileation ie desmer complata by
EMAIL ADDRESS UBMITTAL PACKET-4C lete Pack (1 Unbound
. 0O SUBMITTAL PAC — 4 Complete Packets nboun
kna"ey@ adm] n. I'IV.QOV Original and 3 Copies) including:
PROPERTY OWNER PHONE # 0 Spflif[:agt‘m l-;?rmp - {
a : i ; _—
Brenda Scolari, Director, Nevada Tourism & Cultural Affairs (775) 687-0604 O Sﬁea}lgfan e
MAILING ADDRESS, CITY, STATE, ZIP O Building Elevation Drawings and Floor Plans
. & _mh g 0O  Special Use Pemmit Findings
200 S. Virginia Street, Suite 500, Reno, NV 89501 O  Master Plan Policy Checklist
EMAIL ADDRESS 0O  Applicant’s Acknowledgment Statement
. 0  Documentation of Taxes Paid-to-Date
bscolari @dtca. nv.gov 0 Project Impact Reparts (Engineering)
APPLICANT AGENT/REPRESENTATIVE PHONE # i .
. . O CD or USB DRIVE with complete application in PDF
John Lansdell, Project Manager, LGA Architecture (702) 789-4174
MAILING ADRESS, CITY STATE, ZIP Application Received and Reviewed By:
1226 S. 3rd Street, #110, Las Vegas, NV 89104 Sabrlhd failing Bl Eeaiifes -
ubmitta eadline: anning Commission application
EMAIL ADDRESS submittal schedule.
Note: Submittals must be of sufficient clarity and detail for
1 1 all departments to adequately review the request. Additional
JlanSdeI l@ Igal nC. Com information may be required.
Project’s Assessor Parcel Number(s): Street Address
003-30-201, 003-30-202|2180 S. Carson Street, Carson City, NV 89701
Project's Master Plan Designation Project’s Current Zoning Nearest Major Cross Street(s)

Fairview Dr. & S. Carson St.

Please provide a brief description of your proposed project and/or proposed use below. Provide additional pages to describe your request in more detail.
The project includes nine vacation vendor locations ranging in area from 83 SF to 124 SF. There are four vendor locations of approximately

84 SF that are additive alternates. The project has a 720 SF canopy that is part of 1963 SF plaza.

PROPERTY OWNER'S AFFIDAVIT

I, Kirsten Na”ey , being duly deposed, do hereby affirm that | am the record owner of the subject property, and that | have
knowledge of, and | agree lo the filing of thls application.

8 ﬂi/‘,‘l {_, Q L ’1’ l\% A\Y\V\f{) )& énll‘ﬂ}bg)t [ ?.,.-/ (2 /-Z(JE: \‘
. ur'e' i &ditionai owners. trgi \F”S}O(\ N \/ 0\ l \O{a e

Use additional page(s) if necessary fol

ISTATE OF NEVADA )
county of Claric )
on D{C—Cm W / 2 ; 20?-4', Kl i egsonally appeared before me, a notary public,

personally known (or proved) to me to be the person wijgo# s ubSeHHEd P8 MY t8€50ing document and who acknowledged to me that he/she
ted the foregoing document. ¢ lic “State of Nevada

A

Netary Yubjic

~

NbTE: If your project is located within the Historic District or airport area, it may need to be scheduled before the Historic Resources Commission or thel
Iirport Authority in addition to being scheduled for review by the Planning Commission. Planning staff can help you make this determination.

Page 1 of 2
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If there is any additional information that would provide a clearer picture of your proposal that you would like to add for
presentation to the Planning Commission, please be sure to include it in your detailed description.

Please type and sign the statement on the following page at the end of your findings response.

ACKNOWLEDGMENT OF APPLICANT

| certify that the forgoing statements are true and correct to the best of my knowledge and belief. | agree toj
fully comply with all conditions as established by the Planning Commission. | am aware that this permif
becomes null and void if the use is not initiated within one-year of the date of the Planning Commission’s
approval; and | understand that this permit may be revoked for violation of any of the conditions of approval I
further understand that approval of this application does not exempt me from all City code requirements.

0\4_ ’\L{,“Q,f Lo~ l{\vfrhfn Ma\\r”\} ’ L/ | 2 /?uz 9
Applicant's Signature{ ) Print Name / Date

-

Page 2 of 2
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Master Plan Policy Checklist

Special Use Permits & Major Project Reviews & Administrative Permits

PURPOSE

The purpose of a development checklist is to provide a list of questions that
address whether a development proposal is in conformance with the goals and
objectives of the 2006 Carson City Master Plan that are related to non-residential
and multi-family residential development. This checklist is designed for
developers, staff, and decision-makers and is intended to be used as a guide
only.

Development Name:

Reviewed By:

Date of Review:

DEVELOPMENT CHECKLIST

The following five themes are those themes that appear in the Carson City
Master Plan and which reflect the community's vision at a broad policy level.
Each theme looks at how a proposed development can help achieve the goals
of the Carson City Master Plan. A check mark indicates that the proposed
development meets the applicable Master Plan policy. The Policy Number is
indicated at the end of each policy statement summary. Refer to the
Comprehensive Master Plan for complete policy language.

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 or does the proposed development:

[[] Meet the provisions of the Growth Management Ordinance (1.1d,
Municipal Code 18.12)2

Use sustainable building materials and construction techniques to
promote water and energy conservation (1.1e, f)?2

Located in a priority infill development area (1.2a)2

Provide pathway connections and easements consistent with the
adopted Unified Pathways Master Plan and maintain access to
adjacent public lands (1.4a)?2

OO O

CARSON CITY MASTER PLAN ADOPTED 4.06.06
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[]
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O

O 0O O d

[

Protect existing site features, as appropriate, including mature frees or
other character-defining features (1.4c)?

At adjacent county boundaries or adjacent to public lands,
coordinated with the applicable agency with regards to compatibility,
access and amenities (1.5a, b)?

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, Appendix C)2

Meet adopted standards (e.g. setbacks) for transitions between non-
residential and residential zoning districts (2.1d)?2

Protect environmentally sensitive areas through proper setbacks,
dedication, or other mechanisms (3.1b)%

Sited outside the primary floodplain and away from geologic hazard
areas or follows the required setbacks or other mitigation measures
(3.3d, e)?

Provide for levels of services (i.e. water, sewer, road improvements,
sidewalks, efc.) consistent with the Land Use designation and
adequate for the proposed development (Land Use table
descriptions)? -

If located within an identified Specific Plan Area (SPA), meet the
applicable policies of that SPA (Land Use Map, Chapter 8)2

CHAPTER 4: EQUITABLE DISTRIBUTION OF RECREATIONAL OPPORTUNITIES

The Carson City Master Plan seeks to continue providing a diverse range of park
and recreational opportunities fo include facilities and programming for all ages
and varying interests to serve both existing and future neighborhoods.

Is or does the proposed development:

]
[]

Provide park facilities commensurate with the demand created and
consistent with the City's adopted standards (4.1b)?2

Consistent with the Open Space Master Plan and Carson River Master
Plan (4.3a)e

CHAPTER 5: ECONOMIC VITALITY

»| The Carson City Master Plan seeks to maintain its strong diversified economic
| base by promoting principles which focus on retaining and enhancing the strong
employment base, include a broader range of retail services in targeted areas,
and include the roles of technology, tourism, recreational amenities, and other
economic strengths vital to a successful community.

Is or does the proposed development:

ADOPTED 4.06.06 CARSON CITY
MASTER PLAN
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Encourage a citywide housing mix consistent with the labor force and
non-labor force populations (5.1j)

Encourage the development of regional retail centers (5.2a)
Encourage reuse or redevelopment of underused retail spaces (5.2b)2

Support heritage tourism activities, particularly those associated with
historic resources, cultural institutions and the State Capitol (5.4a)%

Promote revitalization of the Downtown core (5.6a)2

Incorporate additional housing in and around Downtown, including
lofts, condominiums, duplexes, live-work units (5.6c)?2

I oy

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.

Is or does the proposed development:

D Use durable, long-lasting building materials (6.1a)2

|:| Promote variety and visual interest through the incorporation of varied
building styles and colors, garage orientation and other features
(6.1b)?

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)?

[:] 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)?

[] Iflocated in an identified Mixed-Use Activity Center area, contain the
appropriate mix, size and density of land uses consistent with the
Mixed-Use district policies (7.1a, b)?

|:| If located Downtown:

[] Integrate an appropriate mix and density of uses (8.1a, e)?

[ Include buildings at the appropriate scale for the applicable
Downtown Character Area (8.1b)2

[0 Incorporate appropriate public spaces, plazas and other amenities
(8.1d)2

|:| Incorporo/’re a mix of housing models and densities appropriate for the
project location and size (9.1a)2

CHAPTER 7: A CONNECTED CITY

The Carson City Master Plan seeks promote a sense of community by linking its
many neighborhoods, employment areas, activity centers, parks, recreational

CARSON CITY MASTER PLAN ADOPTED 4.06.06
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amenities and schools with an extensive system of interconnected roadways,
multi-use pathways, bicycle facilities, and sidewalks.

Is or does the proposed development:

[[] Promote transit-supportive development patterns (e.g. mixed-use,
pedestrian-oriented, higher density) along maijor travel corridors to
facilitate future transit (11.2b)?2

[ Maintain and enhance roadway connections and networks consistent
with the Transportation Master Plan (11.2c)2

[] Provide appropriate pathways through the development and to

surrounding lands, including parks and public lands, consistent with the
Unified Pathways Master Plan (12.1a, c)?

ADOPTED 4.06.06 CARSON CITY
MASTER PLAN
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874-003

November 18, 2024 ENGINEERS . SURVEYORS

Carson City Public Works Department
Attn: Darren Anderson PE

CC: Karin Peternel

3505 Butti Way

Carson City, NV. 89701

Re: Carson City Adventure Center - Drainage Memorandum

To Whom It May Concern,

The following is a memo summarizing the drainage impacts of the proposed Carson City Adventure Center
Project, located near the Nevada State Railroad Museum on APN’s 003-30-201 and -202. This memo is
intended to replace a drainage study in accordance with the email from Darren Anderson dated November
8. 2024, attached at the end of this document.

The existing site is an asphalt paved parking lot with curb on both sides and existing sidewalk along the west
side. There is an existing drainage swale located between the existing parking lot and existing railroad tracks
to the east. The existing railroad tracks are owned by the State Railroad Museum. The proposed project
intends to replace a portion of the existing parking lot area with a raised hardscape vendor area. The
approximate area of asphalt to concrete replacementis 0.25-ac.

Design

The project is replacing an existing area of impervious asphalt with impervious concrete which are similar in
terms of land use and have identical runoff coefficients; therefore, the flow rate, volume, and constituents
produced between the existing and proposed condition will be identical and will have no impact to the existing
swale, onsite detention storage, or water quality design. The existing condition flow pattern for the site of
draining to the adjacent swale has been maintained in the proposed condition and no additional areas have
been added that would contribute more flow to this area. Lastly, all proposed improvements are outside of the
adjacent FEMA flood zone. Since this project proposes an in-kind replacement and does not alter the overall
flow pattern of the site, the proposed improvements to the site are acceptable.

We hope that the foregoing satisfactorily addresses your concerns. Should you have questions or require
additional information, please call 702-804-2000.

Cordially,

GCW, INC.

A

Scott Marshall, PE
Project Manager

1555 South Rainbow Boulevard 702.804.2000 info@gcwengineering.com
Las Vegas, Nevada 89146 702.804.2299
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ENGINEERS , SURVEYORS
874-003
January 16, 2025

Carson City Planning Department
108 E. Proctor St.
Carson City, NV 89701

RE: LU-2025-0011 - Carson City Adventure Center APN 003-30-201, -202
Approximately 0.25+/- Gross Acres
Trip Generation Memorandum

To whom it may concern:

The Carson City Adventure Center Project proposes to construct retail buildings with a total footprint
area of 1,458 square feet.

Trip Generation:

Per Code 822 — Strip Retail Plaza (<40k) of ITE’s Trip Generation (111 Edition), the project is projected
to generate 82 trips per day (41 in and 41 out), 4 AM Peak hour trips (2 in and 2 out) and 10 PM Peak
hour trips (5 in and 5 out), as summarized in Table 1.

Table 1. Project Trip Generation

Trip Rates Trip Generation
ITE Indep.
Use Eodellladmiob e el AM Peak PM Peak By AM Peak PM Peak
Rate Enter/ Exit Rate Enter/ Exit In / Out In / Qut
Strip Retail
Plaza (<40k) 822 156 Ksf | 5445 | 236 60% / 40% | 659 50% [/ 50% 82 2l W 2 5 /5
Grand
Totals 15 Ksf 4 10 |

If you have any questions or clarifications, contact me at (702) 804-2104.

Cordially,

Scott R. Marshalf, PE
Project Manager

1655 South Rainbow Boulevard 0 702.804.2000 info@gcwengineering.com
l.as Vegas, Nevada 89146 \. F 702.804.2299 gcwengineering.com
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874-003

January 16, 2025

Carson City Planning Department
108 E. Proctor St.
Carson City, NV 89701

RE: LU-2025-0011 - Carson City Adventure Center APN 003-30-201, -202
Approximately 0.25+/- Gross Acres
Sewer and Water Demand Letter

To whom it may concern:

The Carson City Adventure Center Project does not propose the installation of new water or sewer
services. It is understood that patrons to the site will be utilizing the existing restrooms located
approximately 100-FT northwest of the proposed building area.

Sewer:

The project site is 0.25-AC, with the proposed buildings having a total area of 1,458SF, assuming
1ERU/Acre a conservative estimate for the additional sewer load to the existing site would be an
average daily flow of 0.00025MGD and a peak flow of 0.0014MGD. The existing restroom sewer lateral
is 6-IN in diameter and connects to an existing sanitary sewer manhole located within S. Carson St.,
south of the intersection with Fairview Dr. It can be assumed that the 6-IN lateral runs at a minimum
of 1% slope.

Based on these assumptions the capacity of the existing 6-IN sewer lateral is 0.035MGD, and is in our
opinion, sufficient to service the proposed project.

Water:

The existing restroom is connected to the on-site domestic water system and serviced by a 1-IN water
meter. The existing meter has a maximum flow of 50 GPM, or 0.072MGD. The proposed water usage
increase for the subject project is 0.00025MGD and a peak usage of 0.0014MGD.

The peak usage, based on the water Consumption History Report, for the property occurred in August,
2024 and consumed 348,000 gallons that month, or 0.01024MGD.

Based on this information it is our opinion that the existing water distribution system is sufficient to
service the proposed project.

If you have any questions or clarifications, contact me at (702) 804-2104.
Cordially,

Scott R. Marshall, PE
Project Manager

1555 South Rainbow Boulevard 0O 702.804.2000 info@gcwengineering.com
|.as Vegas, Nevada 89146 \- F 702.804.2299 gcwengineering.com
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STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF FEBRUARY 26, 2025
FILE NUMBER: MPA-2023-0406 AGENDA ITEM: 6.C

STAFF CONTACT: Hope Sullivan, AICP, Director

AGENDA TITLE: MPA-2023-0408 For Possible Action: Discussion and possible action regarding
adoption of a resolution to recommend to the Board of Supervisors (“Board”) the adoption of the
updated Master Plan. (Hope Sullivan, hsullivan@carson.org)

Staff Summary: In October 2023, the City hired Clarion Associates (“Consultant”) to commence the
Master Plan update process. In the intervening time, the Planning Commission has been participating in
community meetings to discuss the Master Plan update and obtain community input as well as
reviewing draft versions of the plan. The Commission will review the final draft of the plan and
consider adoption of a resolution recommending to the Board adoption of the plan. (Hope Sullivan,
hsullivan@carson.org)

SUGGESTED ACTION: Advise of any changes to the proposed text or map based on the required
findings of fact.

Attachment(s):

MPA-2023-0406 Staff Report - MASTER PLAN
MasterPlan CCNV_ AdoptionDraft Feb2025

53


https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3159300/MPA-2023-0406_Staff_Report_-_MASTER_PLAN.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/3159307/MasterPlan_CCNV_AdoptionDraft_Feb2025.pdf

STAFF REPORT FOR THE PLANNING COMMISSION
MEETING OF FEBRUARY 26, 2025

FILE NUMBER: MPA-2023-0406 AGENDA ITEM:
STAFF CONTACT: Hope Sullivan, AICP, Director

AGENDA TITLE: For Possible Action: Discussion and possible action regarding adoption of a resolution
to recommend to the Board of Supervisors (“Board”) the adoption of the updated Master Plan. (Hope
Sullivan, hsullivan@carson.org)

Staff Summary: In October 2023, the City hired Clarion Associates (“Consultant”’) to commence the
Master Plan update process. In the intervening time, the Planning Commission has been participating
in community meetings to discuss the Master Plan update and obtain community input as well as
reviewing draft versions of the plan. The Commission will review the final draft of the plan and consider
adoption of a resolution recommending to the Board adoption of the plan. (Hope Sullivan,
hsullivan@carson.org)

SUGGESTED ACTION: Advise of any changes to the proposed text or map based on the required
findings of fact.

PREVIOUS ACTION:

January 29, 2025 (Item 5a) — The Planning Commission conducted a workshop to discuss the draft
Master Plan update.

December 19, 2024 (Item 27) — The Board and the Planning Commission participated in a joint
meeting to review the draft of the Master Plan update and provided input.

November 12, 2024 (Item 5A) — The Planning Commission conducted a workshop to discuss
community input, the vision statement and to review aspects of the land use map.

October 14, 2024 (Item 5A) — The Planning Commission conducted a workshop to discuss the draft
Master Plan update.

August 28, 2024 (Item 5A) — The Planning Commission discussed the draft Master Plan update.

June 14, 2024 (Item 5A) - The Planning Commission conducted a workshop to discuss the Master
Plan update.

May 16, 2024 (Item 24A) - The Consultant presented statistical data as well as input received to date to
the Board and the Planning Commission.

January 31, 2024 (Items 5A and 5B) — The Consultant presented the public engagement plan and the
key themes on the Master Plan update to a joint meeting of the Board and Planning Commission.
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October 19, 2023 (Item 15A) — The Board approved a contract with the Consultant to perform an update
of the Carson City Land Use Master Plan Project.

BACKGROUND/ISSUES & ANALYSIS:

The existing Master Plan was adopted in 2006. In October 2023, the City hired the Consultant to work
with the community to update the plan. Since October 2023, the Planning Commission and the Board
have conducted numerous meetings to discuss the plan as well as participated in numerous
community meetings.

The legal authorities relevant to the preparation, adoption or amendment of a master plan are as
follows:

NRS 278.150:

“1. The planning commission shall prepare and adopt a comprehensive, long-term general plan for the
physical development of the city, county or region which, in the commission’s judgement, bears
relation to the planning thereof.

2. The plan must be known as the master plan, and must be so prepared that all or portions thereof ...
may be adopted by the governing body....”

Carson City Municipal Code (“CCMC”) 18.02.0465:

“1. The Commission shall prepare and adopt a comprehensive, long-term general plan for the physical
development of Carson City as required by NRS 278.150 and in a manner that all or portions thereof
may be adopted by the Board of Supervisors as the basis for the development of the City for a fixed,
reasonable period of time.”

“2....The master plan must be prepared to:

a. Serve as a pattern and guide for the orderly physical growth and development of Carson City in
a manner that minimizes to the greatest extent possible any impairments to natural resources;

b. Provide a basis for the efficient expenditure of funds relating to the implementation of elements;
and
C. Conform to the growth management plan of Carson City.”

“11. The Commission shall hold at least one public hearing to consider a master plan amendment.”

“13. The adoption of a resolution recommending a master plan amendment by the Commission must be
made by a vote of two-thirds of the Commission... The Commission shall receive and consider evidence
submitted for or against the proposed master plan amendment during a hearing and approve, approve
with modifications or deny the application.”

“14. In approving a proposed master plan amendment for recommendation to the Board of Supervisors,
the Commission shall, at a minimum, make the following findings of fact:”

The findings of fact required by CCMC 18.02.0465.14(a) through (e) are listed below with a brief analysis
pertaining to the proposed amendments under the consideration of the Planning Commission at this
meeting:
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a. The proposed amendment is in substantial compliance with the objectives, policies and action
programs of the master plan;

In reviewing the 2006 Master Plan, the Planning Commission, after consultation with the
community, found that the foundation of the existing Master Plan still reflects the values of the
community. Specifically, the Master Plan encourages a compact (vs. sprawling) development
pattern that accommodates a diversity of land uses while concentrating development in areas
that can be served by public water and sewer. Updated objectives and policies are consistent
with that foundation.

b. The proposed amendment will provide for land uses that are compatible with existing adjacent
land uses and will not have an adverse effect on the health, safety and welfare of the public;

The proposed master plan includes a policy that, as a part of the Title 18 update, the City
review and adopt residential adjacency standards applicable to infill projects that abut existing
residential neighborhoods. Additionally, throughout the document there is discussion regarding
development meeting the City’s Development Standards to address compatibility with
surrounding areas, foster quality design and mitigate negative visual impacts.

c. The proposed amendment identifies or addresses changes in conditions that have occurred since
the master plan was adopted by the Board of Supervisors and the amendment will represent a
more desirable use of land;

The proposed amendments identify changes in conditions including the change in demand for
retail and office uses. Based on this change, the corridor mixed use land use designation is
created to accommodate a broader spectrum of uses along the City’s corridors. Additionally,
the plan recognizes that light industrial uses may be compatible with other non-residential uses
and need not be limited to an industrial area. In recognition of this, an “Industrial Flex” land use
category is created.

d. The proposed amendment will promote the desired pattern for the orderly physical growth and
development of the City, will guide development of the City based on projected population growth
in a manner that minimizes, to the greatest extent possible, any impairment to natural resources
and will provide a basis for the efficient expenditure of funds to facilitate public services; and

The proposed amendment will promote a pattern of growth that is compact and concentrates
development to areas where public water and sewer services are available. The plan avoids
intensive development in hazard prone areas such as the floodway.

e. The proposed amendment does not violate any provision of NRS or CCMC.

The proposed amendment has been prepared consistent with NRS and CCMC.

Attachment(s):
Draft Master Plan Update: February 2025
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This Master Plan is an officially adopted document that
outlines Carson City’s vision and goals for the future and
provides guidance for elected and appointed officials in
making decisions regarding the long-range needs of the
community. The guiding principles, goals, policies, and rec-
ommended actions, in combination with the Land Use Map,
provide guidance for decisions affecting growth, the use and
development of land, preservation of open space, and the
expansion of public facilities and services. The Master Plan
consists of both policies and maps, which should be used

* together when making decisions. This document shall be
reviewed annually at a public hearing and revised as needed
to reflect the availability of new implementation tools,
changes in state and federal law, changes in funding sources,
changes to the Urban Services Boundary, the effectiveness
of existing policies, the impacts of past decisions, and other
changes in the community.

I WHAT IS A COMPREHENSIVE MASTER PLAN?

A Comprehensive Master Plan is a blueprint that provides
guidance on where and how the community will grow in
the next 20 years. Master plans typically consist of maps,
policy statements, and goals addressing issues relating to
growth, housing, economic development, transportation,
natural resources, parks, recreation, pathways, open space,
aesthetics, community character, and historic preservation.

The primary emphasis of the document is to provide
long-range guidance to property owners, residents, and

decision makers on land use issues, such as where residential,

commercial, and industrial development should occur in the
future, and at what densities.

ADOPTION DRAFT FEBRUARY 2025
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PLANNING AREA

Carson City is a consolidated city/county municipality en-
compassing 157.88 square miles (Source: Carson City GIS).
Less than ten percent of the City’s total land area is currently
developed, primarily within the Eagle Valley, as nearly sev-
enty-five percent of it is held by the U.S. Forest Service, the
Bureau of Land Management, and the State of Nevada. These
publicly owned lands surround the urbanized area on three
sides. Carson City abuts Washoe and Storey counties to the
north, Douglas County to the south, Lyon County to the east,
and Placer County to the west, along the Nevada/California
boarder of Lake Tahoe. The westerly portion of Carson City,
which lies within the Lake Tahoe basin, is also within the juris-
diction of the Tahoe Regional Planning Agency (TRPA).

Master Plan Basics

Context Map
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WHY UPDATE THE MASTER PLAN?

The first Carson City Master Plan was adopted in 1958. Since then,
significant Master Plan updates have been adopted in 1977, 1978,
1983, 1996, and 2006. Over time there have been many changes

in the community that affect its direction for the future. Transfor-
mative projects that were a focus of the 2006 Master Plan—like the
Carson Freeway and associated capital improvements for Carson
Street—are well underway and the community’s demographics,
land use patterns, housing needs, and economic conditions have
shifted to reflect the rise of online shopping, remote work, and
other national trends. Several objectives guided the development
of this Master Plan. These objectives are outlined below and are
addressed throughout the Master Plan document that follows this
chapter.

Check-in with the community on
their vision for the future.

The 2006 Master Plan was based on a vision statement and five
broad themes—1) A Balanced Land Use Pattern; 2) Equitable
Distribution of Recreational Opportunities; 3) Economic
Vitality; 4) Livable Neighborhoods and Activity Centers; and 5) A
Connected City. As part of the 2024 Master Plan update process,
City staff and Planning Commission members hosted a series of
Listening Sessions around the community. In total, 25 Listening
Sessions were held and attended by nearly 400 participants.
Listening Sessions were structured as informal discussions.
Each meeting kicked off with a round of introductions, followed
by a brief description of the Master Plan and Master Plan update
process, and discussion about what participants like—or would
like to change—about Carson City. Input received as part of the
Listening Sessions confirmed that while these themes were still
relevant, modifications were needed to reflect changes in the
community’s values and priorities since the early 2000s.

Chapter 2 outlines an updated vision statement and seven
guiding principles to better emphasize community values and
priorities that emerged as part of the Listening Sessions, as well
as other community and stakeholder engagement. More infor-
mation about the 2024 Master Plan update process can be found
in Appendix C: Community Engagement Summary.

ADOPTION DRAFT FEBRUARY 2025
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Master Plan Basics

Confirm where and how the community
should grow in the future.

Carson City has had a Growth Management Program in place
since 1978 to help manage the rate of growth and to ensure
adequate service levels and infrastructure capacity. As part of
the 2006 Master Plan update process, the community’s options
for future growth were tested in the form of the three scenarios
outlined below:

Scenario 1

~l.,_}/l
"

 Scenario 1: Compact Urban Growth—Under Scenario 1,
it was assumed that a significant portion of future growth
would be focused inward to vacant or underutilized areas
within the City’s existing “footprint.” New development
at the urban fringe would be minimized and public lands
surrounding the city would remain largely undisturbed,
preserving hillsides and major community gateways.

Scenario 2: Mixed-Use Activity Centers—Scenario 2 Scenario 2

assumed that a significant amount of future development
within the city would occur within strategically located
activity centers containing a more diverse mix of land uses
than is currently found in Carson City’s developed areas.

Scenario 3: Urban Expansion—Scenario 3 assumed that
Carson City’s existing land use types, densities, and basic de-
velopment patterns would continue to expand in a manner
similar to what existed within the community in the early
2000s. Most new development would occur on vacant lands
at the periphery of the urbanized area and publicly owned
lands suitable for urban development would be released to
accommodate additional expansion. Scenario 3

A

Input received as part of the 2024 Master Plan update process |
reinforced the community’s desire to maintain a compact urban
footprint (as established through support of scenarios 1 and 2 in
the 2006 Master Plan). To achieve this vision, this iteration of the
Master Plan establishes an Urban Services Boundary (see map
and definition in Chapter 3) to help clarify the limits of future
urban development based on current water and sewer service
plans. It also emphasizes the importance of planning to avoid
and mitigate the impacts of natural and human-caused disasters
by discouraging development in flood- and fire-prone areas and
aligning with the goals of the Hazard Mitigation Plan. Partici-
pants in the Master Plan update supported mixed-use develop-
ment as a tool to revitalize major gateway corridors and vacant
or underutilized properties (see definitions of Growth Terminol-
ogy in Chapter 3 Well-Managed Growth).

CARSON CITY MASTER PLAN 5
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Recalibrate the Master Plan to
Reflect Community Priorities

The 2024 Master Plan update was not intended as a “start-
from-scratch” effort, but rather as an opportunity to review and
modernize the 2006 Master Plan to reflect the needs of Carson
City today—and for the future. In December 2023, members of
the project team conducted over 50 interviews with Carson City
residents, staff, department heads, elected officials, boards and
commissions, partner agencies, community groups, and others
with an interest or role in implementing the 2006 Master Plan. The
purpose of the initial interviews was to help evaluate how well
the 2006 Master Plan was serving Carson City’s needs, to identify
areas where policy direction was lacking or needed to be clarified;
and to identify specific opportunities for improvement. Interview
results were summarized in the February 2024 Master Plan
Assessment Appendix B: Master Plan Assessment, which high-
lighted the following areas of focus for the updated Master Plan:

+ Deepen the community’s understanding of the factors that
influence Carson City’s growth rate and ultimate buildout.

« Clarify future land use designations and policy direction for
areas of transition.

+ Expand revitalization and economic development focus along
major corridors.

+ Recalibrate mixed-use and non-residential land use des-
ignations to reflect the changing dynamics of retail and
employment.

+ Define housing needs and Carson City’s role in providing op-
portunities for diverse housing options.

« Reinforce Carson City’s commitment to environmental stew-
ardship and community resilience.

+ Strengthen/expand partnerships and leverage community
assets.

Recommendations contained in the Master Plan Assessment
were vetted and refined based on discussions with the Board

of Supervisors and Planning Commission in late January 2024,
and further refined and explored with the broader community as
part of the first round of community engagement in April 2024,
and follow up work session with the Board of Supervisors and
Planning Commission in May 2024. Updates to the organization of
the Master Plan, and the goals and policies within the Master Plan
were made to reinforce these areas of focus, as well as the results
of the Listening Sessions.

ADOPTION DRAFT FEBRUARY 2025
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HOW ARE THE GOALS AND POLICIES OF THE
MASTER PLAN IMPLEMENTED?

The Master Plan is a broad policy document used to articulate
the community’s vision for the future of Carson City and establish
a guide for the physical development of the City. Many of the
policies contained in the Master Plan are implemented through
the day-to-day actions of City staff and elected and appointed
officials. However, the Master Plan does not have the force of law
as a regulation or ordinance for the enforcement of its goals and
policies. Zoning maps and ordinances must be adopted to create
the regulations and enforcement authority to implement the
Master Plan. An Action Plan is included in Chapter 12 Action Plan
of this document to provide a “roadmap” as to how the goals and
policies should be implemented.

Implementation of the Master Plan will require consideration of
the benefits and potential trade-offs of individual decisions within
the context of the guiding principles and supporting goals and
policies, personal property rights, and other factors. Ultimately,
itis the responsibility of the Planning Commission and Board of
Supervisors to determine which course of action best aligns with
this Master Plan.

HOW DOES ZONING OF MY PROPERTY RELATE TO
THE MASTER PLAN?

City zoning regulations consist of both a zoning map and a written
ordinance that divides the City into zoning districts, including
various residential, commercial, industrial, and mixed-use
districts. The zoning regulations describe what type of land use
and specific activities are permitted in each district, and regulate
how buildings, signs, parking, and other features may be placed
on a lot. The zoning regulations also provide procedures for
re-zoning and other planning applications. The zoning map and
zoning regulations provide the property “entitlements” to de-
velopment, while the Master Plan provides a guide for the future
development of the property. Proposed changes to the zoning of a
particular property must be consistent with the Master Plan Land
Use Map. That is to say, the Land Use Map contained in this Master
Plan should guide future re-zoning decisions.

CARSON CITY MASTER PLAN

Master Plan Basics
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COMPLIANCE WITH NEVADA
REVISED STATUTES

Nevada Revised Statues (NRS) 278.150 through 278.170 states
that a Planning Commission and Board of Supervisors (or
governing body) shall prepare and adopt a comprehensive,
long-term general plan for the physical development of the
City. This Master Plan, which replaces the City’s 2006 Plan, has
been prepared and adopted in accordance with those statutes
and shall be used in conjunction with other adopted plans (as
referenced throughout this Master Plan) to guide growth and
development within Carson City’s jurisdiction.

NRS 278.0284 provides for consistency between the master
plan and local ordinances as follows:

“Any action of a local government relating to development,
zoning, the subdivision of land or capital improvements
must conform to the master plan of the local government.

In adopting any ordinance or regulation relating to devel-
opment, zoning, the subdivision of land or capital improve-
ments, the local government shall make a specific finding that
the ordinance conforms to the master plan. Within one year
after its adoption of any portion of a master plan, the local
government shall review and, if necessary, amend its existing
ordinances to ensure their conformity with the provisions of
the master plan. If any provision of the master plan is incon-
sistent with any regulation relating to land development,

the provision of the master plan governs any action taken in
regard to an application for development.”

ADOPTION DRAFT FEBRUARY 2025
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The Master Plan is comprised of the following chapters in
addition to this introductory chapter:

Chapter 2 Vision and Guiding
Principles—contains a
statement of the commu-
nity’s vision for the future,
along with an overview of the
guiding principles which serve
as a framework for the rest of
the Plan.

PLAN ORGANIZATION

Chapter 3 Well-Managed
Growth—contains goals and
policy statements pertaining
to the community’s desire for
a compact urban footprint,

a balanced land use pattern,
the implementation of devel-
opment practices that protect
natural resources, plans to
mitigate the City from natural
and human-made disasters,
and collaboration among local,
state, tribal, and federal orga-
nizations.

CARSON CITY MASTER PLAN

Chapter 4 Access to Open
Lands and Recreational
Opportunities—contains
goals and policy statements
to reflect the broad objectives
of the City’s related Parks and
Recreation and Open Space
Master Plans and their role

in the City’s land use policy
decisions.
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Chapter 5 Economic Vitality— Chapter 6 Vibrant Downtown Chapter 7 Livable Neighbor-

contains goals and policy and Gateway Corridors— hoods—contains goals and

statements pertaining to the contains goals and policy policy statements pertaining

City’s commitment to a variety statements to support the to housing and the relation-

of economic development continued revitalization of ship between new develop-

tools. downtown and key gateway ments and established neigh-
corridors.. borhoods.

Chapter 8 Unique Historyand  Chapter 9 A Connected Chapter 10 Land Use Plan—
Culture—contains goals and City— contains goals and contains the Land Use Map,
policy statements reflecting policy statements to reflect a description of land use

the community’s desire to the broad objectives of the categories used in the Plan,
preserve historic and cultural City’s related Transportation, and detailed land use policies.

resources and support the arts.  Transit, and Unified Pathways
Master Plans and their role
in the City’s land use policy
decisions.
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Plan Organization

Chapter 11 Specific Plan
Areas—contains specific
policies pertaining to the
three Specific Plan Areas
identified on the Land Use
Plan, including the Schulz
Ranch (SR-SPA), Lompa Ranch
(LR-SPA), and Eastern Portal—
Virginia & Truckee Railway
Gateway (V&T-SPA) Specific
Plan Areas.

Appendices:

Chapter 12 Action Plan—
contains a discussion of rec-
ommended priority actions

to be taken to implement the
Plan, as well as an Action Plan
Matrix that assigns the priority
and timing of recommended

actions.

« Appendix A: Background and Context—
Appendix A contains background data and
contextual information that was used to
inform the Master Plan—the Community
Profile, the Projected Residential and
Non-Residential Demand Methodology,
and the Development Capacity Analysis.

» Appendix B: Master Plan Assessment—
contains a summary of input received as
part of initial interviews conducted as part
of the 2024 Master Plan update and rec-
ommendations that informed the updated

Master Plan.

« Appendix C: Community Engagement

Summary—contains a summary of public
input opportunities and steps taken to
create the updated Master Plan.

« Appendix D: State and National Register

Properties—contains a list of properties in
Carson City that are listed on the State and/
or National Register of Historic Places.

CARSON CITY MASTER PLAN 1
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The Vision and Guiding Principles set forth in this chapter
describe the community’s collective values and aspirations
for Carson City based on where we are today and where
we’d like to be as we look toward the future. The Vision
and Guiding Principles are based on the premise that the
vibrancy of the City and the quality of life of its residents
are dependent upon the balancing of multiple factors,
including economic, social, and environmental consider-
ations. These factors are interrelated and essential to the
continued health and sustainability of the community.

VISION

Carson City is a community proud of its past and
confident of its future. We take pride in our role as a
state capital and offer a balanced community with
housing, employment, education, shopping, and
recreation opportunities. We value productive col-
laboration between residents, businesses, partner
organizations, neighboring municipalities, and State
and Federal agencies to engage in opportunities and
challenges that affect our quality of life and sense of
community.

14 ADOPTION DRAFT FEBRUARY 2025
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Guiding Principles

GUIDING PRINCIPLES

Carson City’s vision is grounded in seven Guiding Principles. The
Guiding Principles reflect the community’s vision at a broad policy
level; highlighting areas where the City has opportunities to build
on its strengths—as well as those areas where a change in policy
direction is needed to improve a condition that is not consistent
with the Vision. The Guiding Principles, listed in no particular
order of importance, serve as an organizing framework for the
goals and policies contained in Chapters 3 through 9, and for the
implementation actions contained in Chapter 12.

I WELL-MANAGED GROWTH

Goals and policies for achieving well-managed growth support
efforts to:

+ Promote the efficient use of land, water, and infrastructure;

Mitigate the potential risk and effect of natural or
human-caused hazards on life, property, and infrastructure;

Protect sensitive natural and visual resources;

Encourage the use of innovative, low-impact development
practices; and

Foster cooperation on Master Plan issues.

ACCESS TO OPEN LANDS AND RECREATIONAL
OPPORTUNITIES

Goals and policies for providing access to open lands and
recreational opportunities support efforts to:

« Enhance the City’s parks, trails, and open space network;
« Improve access to parks and recreation at a neighborhood level;

« Expand the City’s capacity and excellence in community-wide
recreation facilities, programs, and gathering spaces; and

« Promote access to state and federal lands as a community amenity.

CARSON CITY MASTER PLAN e
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I ECONOMIC VITALITY

Goals and policies for achieving economic vitality support efforts
to:

« Promote a collaborative approach to economic development;

Maintain and enhance primary job base;

+ Recognize and adapt to the impact of technology on work and
workforce patterns;

Promote revitalization and reinvestment in underutilized
areas; and

Promote the city’s assets as economic development tools.

I VIBRANT DOWNTOWN AND GATEWAY CORRIDORS

Goals and policies for preserving downtown and creating vibrant
gateway corridors support efforts to:

+ Enhance the safety, functionality, and appearance of gateway
corridors;

« Facilitate the revitalization of vacant and underutilized
properties along gateway corridors; and

« Promote the ongoing revitalization of Downtown.

I LIVABLE NEIGHBORHOODS

Goals and policies for creating livable neighborhoods support
efforts to:

+ Expand housing options to meet the needs of existing and
future residents and workers of all ages, abilities, and income
levels;

« Support the retention and expansion of affordable and
workforce housing options within the community;

« Maintain the quality, character, and livability of established
neighborhoods; and

« Promote reinvestment in declining neighborhoods.

ADOPTION DRAFT FEBRUARY 2025
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Guiding Principles

I UNIQUE HISTORY AND CULTURE

Goals and policies that bolster Carson City’s unique history and
culture support efforts to:

+ Protect and preserve Carson City’s historic and cultural
resources;
+ Promote heritage tourism; and

+ Support the expansion of artistic and cultural programs and
events.

I A CONNECTED COMMUNITY

Goals and policies for creating a connected community support
efforts to:

+ Provide a safe and efficient multi-modal transportation system
for all users;

« Improve major corridors consistent with the Complete Streets
concept to accommodate multi-modal transportation and
create a community identity;

+ Improve connectivity by constructing roads consistent with
the City’s transportation plan, prioritizing the creation of
parallel routes;

+ Coordinate land use and transportation decisions to support
the use of alternative modes of transportation; and

« Establish a city-wide system of sidewalks, multi-use pathways,
and bike lanes by identifying and closing gaps in connectivity.
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s I WHERE WE ARE TODAY

As of 2023, Carson City had a population of 58,923 people,*
making it the tenth largest city in Nevada. In the 2006 Master plan,
the City committed to striking a balance between supporting
denser, mixed-use developments that blend residential,
commercial, and recreational spaces and preserving traditional
residential neighborhoods to accommodate future growth. As

a result of this commitment, the City continues to encourage
compact, infill development within the City’s Urban Services
Boundary and discourage intensive development in hazard prone
areas.

Concerns around funding for infrastructure and public amenities,
as well as the availability of developable land and water, are top
of mind for residents, business owners, and City officials alike.
Since the late 1970s, the City has utilized a Growth Management
Program to ensure that adequate water and wastewater facilities
exist for future development projects without compromising

the City’s ability to serve existing residents and businesses.
Today, master planning of water and wastewater utilities are
being executed to serve a population of 80,000 people. The
Growth Management Program regulates growth by limiting the
number of building permits for residential units on an annual
basis and by establishing a water use threshold for commercial
and industrial development. Through the implementation of

its Hazard Mitigation Plan, Carson City also works with local,
state, and federal partners to plan for and mitigate the effects of
potential natural and human-caused disasters on life, property,
and government services in the event of a major event.

Well-managed growth is essential for preserving Carson City’s
economic health and vitality, as well as the natural, scenic, and
environmentally sensitive areas in and around the city, such as
the Carson River and Prison Hill. Community members value and
want to protect the open spaces, wildlife habitats, and historical
sites that provide active and passive recreational opportunities
for residents and visitors, and maintain access to the vast public
lands that surround the City.

1 Includes group quarters population (incarcerated individuals). This figure
represents certified population figures released by the State Demographer as of
July 1,2023.
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LOOKING TO THE FUTURE

Carson City will continue to prioritize development
that makes efficient use of the land area and water
resources the City has available for growth, that fosters
the provision of infrastructure and services in a cost-

: : o effective manner, and that balances development with
e amasmE e conservation of the natural environment—particularly
where open lands abut the Urban Services Boundary.
The City will also take steps to become more resilient

in the face of natural disasters, such as wildfires and
floods, through the implementation of hazard mitigation
policies and sustainable development practices.

Mindful collaboration with local organizations, as well
as adjacent local, state, and federal agencies, will be
essential to achieving the goals in this Chapter.

GOALS AND POLICIES

Goal 3.1—Promote the Efficient Use of
Land, Water, and Infrastructure

3.1a—Growth Management

Ensure that the City’s Land Use Map represents a level of
growth that may be accommodated with available water
resources and sewer capacity. Monitor growth trends and
conduct an annual review of the City’s growth capacity to
ensure the Master Plan is consistent with the recommen-
dations of the City’s Water and Wastewater Master Plans.
Continue to review applications in accordance with the
Carson City Growth Management Ordinance.
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What is the Urban Services Boundary?

The Urban Services Boundary (as shown on the diagram
on the following page and the Land Use Map) represents
the planned limits of the City’s water and wastewater
service capability according to the City’s Water and
Wastewater Master Plans and the planned limits of future
urban development. While public water and sewer are
available to the majority of properties within the Urban
Services Boundary, existing levels of service and infrastruc-
ture conditions vary from site to site. New infrastructure,
or upgrades to existing infrastructure, may be required to
support planned development densities depicted on the
Land Use Map.

3.1b—Urban Services Boundary

Concentrate future development within the Urban Services
Boundary to make efficient use of the City’s limited supply of
privately-owned land, infrastructure, and services. Accommo-
date limited, low-intensity development (consistent with the
Land Use Plan) in locations that are not currently served by
urban services or not planned to be served by the City’s water
and wastewater infrastructure, as identified in the City’s Water
and Wastewater Master Plans. Consider potential expansion of
the Urban Services Boundary on a case-by-case basis, provided
that the proposed expansion and accompanying update to the
Land Use Plan Map (if applicable):

« Is aligned with the vision, guiding principles, goals, and
policies contained in the Plan;

+ Will provide a demonstrable community benefit;
+ Will not negatively impact the City’s fiscal health; and

+ Will not negatively impact existing levels of service for City
facilities and utilities.

ADOPTION DRAFT FEBRUARY 2025

84



Goals and Policies
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3.1c—Range of Land Use Opportunities

See also, Chapter 10: Land Provide opportunities for a range of land uses at a variety of

Use Plan scales and intensities that are consistent with the City’s Land
Use Plan and supported by existing and planned infrastructure
capacity.

3.1d—Infill, Redevelopment, and Adaptive Reuse

See also, policies 5.2¢, 5.4a,

6.2b, 6.2¢, 7.4b, and 7.4c Continue to encourage the creative use of vacant and underuti-

lized sites through infill, redevelopment, and adaptive reuse as
consistent with the goals and policies of this Master Plan.

Growth Terminology

Based on adopted policies and the Urban Services Boundary most development in Carson
City will occur through infill, redevelopment, or adaptive reuse on vacant or underutilized
sites, as defined below:

Vacant Sites. Includes previously undeveloped sites that are planned for residential,
mixed-use, or employment uses on the Land Use Map, and are not designated as open space.

Underutilized Sites. Generally refers to sites that are developed at a substantially lower
intensity than is planned on the Land Use Map (e.g., a one-story strip commercial center that
is planned for higher-density mixed-use development). Properties or buildings that are largely
vacant, or that have been entirely vacant for an extended period of time are also considered
underutilized, as are properties where the value of the land is substantially higher than the
value of the improvements on the land.

Infill Development. Development on a vacant or substantially vacant tract of land
surrounded by existing development.

Redevelopment. Development on a tract of land with existing buildings where all or most of
the existing buildings would be razed and a new building or buildings built. Redevelopment
generally occurs on underutilized sites. Redevelopment activity is not limited to defined Rede-
velopment Areas.

Adaptive Reuse. The process of converting an existing building to a use other than that for
which it was originally designed.
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See also, policies 6.2a, MU 1.1,
and MU 1.2.

Goals and Policies

3.1e—Infrastructure Improvements

Continue to enforce the City’s policy of requiring private
developers to build and pay for the capital facilities (e.g.,

local streets, access improvements, new water or sewer lines,
upsizing of existing water or sewer lines) needed to support
proposed developments, particularly improvements that will
serve new development directly, or that are needed to offset the
potential impacts of a proposed development on established
neighborhoods, businesses, or roads. Consider exceptions to
this policy on a case-by-case basis to support the goals and
policies contained in Chapter 6, or in instances when the public
benefits associated with a project are sufficient to warrant an
alternative approach.

3.1f—Mixed-Use Development

Provide opportunities for mixed-use development (with either a
vertical or horizontal orientation, as appropriate given the sur-
rounding development context) to offer flexibility in the face of
changing market conditions, increase resident access to services
and amenities, and encourage the revitalization of areas in need
of reinvestment.
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Goal 3.2—Mitigate the Potential Risk and
Effect of Natural or Human-Caused Hazards
on Life, Property, and Infrastructure

3.2a—Hazard Mitigation Planning

Continue to work with FEMA and other local and state agencies
to adopt and implement preparedness, response, and recovery
measures as part of the Carson City Hazard Mitigation Plan,
Carson City Wildfire Protection Plan, Community Source Water
Protection Plan for Public Water Systems in Carson City, and
through strategic planning and coordination.

Planning for Hazards

The Carson City Hazard Mitigation Plan (HMP) is a collaborative plan created by Carson City in
partnership with a variety of local, regional, state, and federal partners. The HMP identifies the
possible causes, locations, and severity of potential natural or man-made hazards in Carson
City, and recommends action items to mitigate the risk and effect of hazards on residents and
property. Led by the Carson City Emergency Management Division, Carson City uses the HMP
to guide projects and mitigation actions like public education, resource coordination, and
preventative action. According to the HMP, Carson City has a high risk of experiencing wildland
fires, flooding, earthquakes, severe winter storms, and acts of violence (due to Carson City’s
role as the state capitol), and a moderate risk of experiencing impacts from drought and less
predictable weather patterns.

An interactive map of Natural Hazards is available at: https://bit.ly/CarsonCityStorymap
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Goals and Policies
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What is the Wildland Urban Interface?

The Wildland Urban Interface (WUI), as shown on the
Natural Hazards Map, is the line, area, or zone where
structures and other human development meet or inter-
mingle with undeveloped wildland or vegetative fuels.

3.2b—Wildland Urban Interface

Increase public awareness of the potential hazards presented
by living and building within the Wildland Urban Interface

by continuing to educate existing residents on appropriate
measures to be taken to minimize the potential loss of life and
property in the event of a wildfire or other natural disaster.
Discourage intensive development within the Wildland Urban
Interface to limit the impacts of potential disasters.

3.2c—Floodplain Management

Continue to discourage development within the 100-year
floodplain and require development on flood prone properties
to be clustered out of the 100-year floodplain as defined by
FEMA. Coordinate with Carson Water Subconservancy District,
Alpine, Churchill, Douglas, and Lyon County on the implemen-
tation of the Carson River Watershed Floodplain Management
Plan, as adopted.

3.2d—Geologic Hazards

Continue to require any development with an identified
earthquake fault on site to have a professional geotechnical
report to establish required setbacks from the fault to structures
and other mitigation measures.
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Goals and Policies

Goal 3.3—Protect Sensitive Natural
and Visual Resources

3.3a—Environmentally Sensitive Areas

Protect environmentally sensitive areas, such as floodplain
and wetlands, using available tools, including but not limited
to, development setbacks, land dedication, and conservation
easements.

3.3b—Protection of Existing Site Features

Ensure that development outside of the Urban Services
Boundary is designed to minimize disturbances to existing
stands of mature trees, distinctive topographic features
(hillsides/ridgelines), and other character-defining features,
particularly those that are visible from other locations in the
community. Require a detailed site analysis for any develop-
ment outside of the Urban Services Boundary to identify unique
features to be protected.

3.3c—Hillside Development

Limit future hillside development through the retention of
public lands at a local, state, or federal level. Minimize the visual
impacts of hillside development on private lands through the
implementation of applicable hillside development standards,
placing a particular focus on areas identified on the Skyline Area
Map.

3.3d—Dark Skies

Protect visibility of the City’s dark skies, encourage energy
conservation, and limit the impacts of light pollution on the
community and surrounding public lands by reducing light
trespass and glare created by urban development and the
lighting of recreational areas, particularly at the edges of or
outside of the Urban Services Boundary and near the Western
Nevada College Observatory.

3.3e—Communication and Renewable Energy Facilities
and Equipment

Ensure that communication and renewable energy facilities
and equipment, such as cellular towers, utility scale solar, wind
farms, and similar facilities are located and designed to not
detract from the City’s visual quality.
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3.3f—Carson City Freeway Corridor

Maintain signage controls for the Carson City Freeway Corridor
that limit the height, type, size, and quantity of signs permitted
for future development.

Goal 3.4—Encourage the Use of Innovative,
Low-Impact Development Practices

3.4a—Sustainable Construction Techniques

Require the use of energy conservation strategies through the
enforcement of the International Energy Conservation Code, as
adopted, and other programs as required by state law. Encourage
the use of sustainable building materials and construction
techniques through programs such as the US Green Building
Council’s LEED (Leadership in Energy Efficiency and Design) rating
system which provides voluntary national standards and certifi-
cation for a range of construction types to promote the develop-
ment of energy efficient, sustainable buildings and communities.

3.4b—Water Conservation

Continue to encourage water conservation and water quality
efforts at a community-wide and household level through
education and incentive-based programs such as Carson City’s
Every Drop Counts—Be Water Smart program, which promotes
low-water landscaping. Continue to implement the Community
Source Water Protection Plan for Public Water Systems in Carson
City.

3.4c—Energy Conservation

Encourage the incorporation of site planning and building design
techniques that promote energy efficiency in the construction

of new homes and non-residential development. Encourage the
use of alternative energy (such as solar) and new and emerging
technologies that lead to increased energy conservation for both
residential and non-residential uses.

3.4d—Stormwater Management

Continue to require the use of stormwater best management
practices (BMPs) and low impact development (LID) strategies
that are designed to minimize the adverse effects of development
on local waterways and manage runoff.
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Goals and Policies

3.4e—Tree Preservation and Replacement

Maintain the City’s commitment to the Nevada Tree City USA
Program and associated efforts to protect and enhance the
City’s urban tree canopy on public and private land. Continue
to encourage the retention of healthy, mature trees as part of
the development process, and enforce requirements for re-
placement in instances where retention is not possible due to
location, site constraints, or other factors.

3.4f—Pollinator-Friendly Landscapes

Incorporate pollinator-friendly plantings as part of City parks,
open spaces, community gardens, and other public spaces.
Require the use of pollinator-friendly plants in landscape plans
for non-residential and multi-family residential developments.

3.4g—Government Buildings and Operations

Continue to evaluate and implement cost-effective improve-
ments, practices, and upgrades that improve energy efficiency,
reduce CO2 emissions, and otherwise improve the sustainability
and resilience of city operations.

3.4h—Urban Agriculture

Support efforts by residents, non-profits, schools, property and
S 4 business owners, and community groups to expand local food
Carson Ci g production, reduce food insecurity, and support educational

Commun gl opportunities
Garden_ | PP

3.4i—Water Quality Protection

Continue to facilitate cooperation and education between
water purveyors, local and State agencies, industry, community
leaders, and residents to aid in the protection and continued
safety of public drinking water sources in Carson City through
implementation of the Community Source Water Protection
Plan for Public Water Systems in Carson City.

Goal 3.5—Foster Cooperation
on Master Plan Issues

3.5a—Coordination with Neighboring Communities

Coordinate with neighboring communities to minimize land use
conflicts at shared boundaries, identify opportunities for shared
recreational access or amenities, and to ensure that applicable
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See also, policy 5.1f.
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master plans for each jurisdiction are mutually compatible with
the goals and policies of this Master Plan.

3.5b—Coordination with State and Federal Agencies

Coordinate with state and federal agencies, including the
Bureau of Land Management and Forest Service, whose land
holdings are adjacent to the City, to minimize land use conflicts
within the urban interface, identify opportunities for shared
recreational access or amenities, or land banking, and to ensure
that plans for state and federal landholdings are mutually
compatible with the goals and policies of this Master Plan.

3.5c—Coordination with Regional Planning Agencies

Coordinate with regional planning organizations, such as the
Carson Area Metropolitan Planning Organization (CAMPO) and
Tahoe Regional Planning Agency (TRPA) to ensure that the City
is appropriately engaged in ongoing regional planning activities
and that adopted regional plans are mutually compatible with
the goals and policies of this Master Plan.

3.5d—Coordination of Services

Continue to coordinate with internal service departments as
well as other governmental organizations, such as the School
District, that provide services to residents to ensure that existing
and new neighborhoods have adequate services and school
sites.

3.5e—Airport Compatibility

Support the safe and efficient operation of the Carson City
Airport. Avoid development in airport critical flight path areas
that poses immediate or long-term risks to flight safety or
building occupants, such as tall buildings, excessive reflectivity
or lighting, and residential or high-occupancy uses.

3.5f—Local Utility Providers

Coordinate with utility companies, such as Nevada Energy and
Southwest Gas, on the siting of new power lines and future
facilities necessary to support the community. Encourage the
undergrounding of existing power lines or the co-location of
facilities as opportunities arise.
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Goals and Policies

3.5g—Aboveground Utility Corridors

Coordinate with the Bureau of Land Management, the
Governor’s Office of Energy, adjoining counties, and other
entities as applicable on the siting of new aboveground

utility corridors and expansion of existing aboveground utility
corridors. Support increasing the capacity of existing utility
corridors in Carson City over establishing new ones. If estab-
lished corridors cannot meet utility demand, support the devel-
opment of new multi-use utility corridors that ensure safe siting
of transmission lines to minimize impacts on existing develop-
ment.

Aboveground Utilities Plan

In accordance with NRS 278.165, Carson City has adopted by reference the Bureau of Land
Management (BLM) Utility Corridors identified in the Carson Field Office Consolidated Resource
Management Plan (2001) and subsequent amendments as a part of this Master Plan. Additional
corridors may be adopted through the City’s Master Plan Amendment process, as requested.

In accordance with Section 368(a) of the Energy Policy Act of 2005, the BLM has designated
5,000 miles of energy corridors (“Section 368 corridors,” or “West-wide energy corridors”) to
locate future oil, natural gas and hydrogen pipelines, and electricity transmission and distri-
bution infrastructure. As preferred locations for energy transport rights-of-way on BLM-man-
aged public lands, these corridors are intended to facilitate long-distance movement of oil,
gas, or hydrogen via pipeline, and transmission and distribution of high-voltage electric
power. West-wide energy corridors exist or are planned in neighboring counties and are
identified in aboveground utility corridors included as part of the respective Master Plans for
those counties. These corridors do not enter Carson City. The 2001 BLM Carson City District
Resource Management Plan identifies two aboveground utility corridors in Carson City:

» Walker Resource Area. A right-of-way corridor following the existing major powerline
from the Fort Churchill Power Plant to Reno and Carson City.

» Reno Planning Area of Walker Resource Area. A right-of-way corridor containing major
powerlines from the Tracy Power Plant to Carson City and Gardnerville.

Nevada Energy does not have plans to acquire additional land for new utility corridors in
Carson City within the 20-year planning horizon of this Master Plan.
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WHERE WE ARE TODAY

Carson City community members place great value on having
access to scenic open space and recreational opportunities.
In 1996, Carson City residents approved Ballot Question

18 - The Quiality of Life Initiative, creating a supplemental
sales tax revenue source (1/4 of a cent) for the acquisition,
development and maintenance of parks, open space, trails
and recreation facilities. This funding has allowed the City, in
partnership with a variety of organizations, to develop and
maintain a wide assortment of facilities, including:

+ An expansive open space program, both within and sur-
rounding Carson City, that provides residents and visitors
alike with access to scenic vistas and passive recreation
opportunities.

+ An extensive parks system, including special use facilities
(such as shooting ranges) and sports complexes.

+ Asignificant inventory of pathways, including trails,
sidewalks, bike lanes, and multi-use paths that support the
use of non-automotive travel.

+ A broad range of recreation facilities, programs, and
gathering spaces including the Community Center theatre,
Multi-Purpose Athletic Center (MAC), aquatic facility, sports
complexes, and various off-site programs which routinely
draw people from Washoe County (including Reno and
Sparks), Douglas County, Storey County, Lyon County, and
California.

Additional consideration will need to be given to how rec-
reational amenities are distributed throughout Carson City,
as well as how facilities are designed and updated to meet
changing community preferences.
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LOOKING TO THE FUTURE

Carson City will continue to provide a diverse range of
parks and recreational opportunities to include facilities
and programming for all ages, abilities, and interests.
The City will also continue to enhance connections to the
community’s expansive open space network, providing
residents and visitors with access to scenic vistas and
both passive and active recreation. These recreational
opportunities will serve both existing and future
neighborhoods.

GOAILS AND POLICIES

Goal 4.1—Enhance the City’s Parks,
Trails, and Open Space Network

4.1a—Parks and Recreation Master Plan

Continue to provide a diverse range of parks and recreational
opportunities consistent with the City’s Parks Master Plan.

4.1b—Open Space Master Plan

Continue to review future development proposals for consis-
tency with the City’s Open Space Master Plan.

4.1c—Unified Pathways Master Plan

Continue to maintain and expand the City’s existing network
for pathways consistent with the Unified Pathways Master Plan.

See also, Goal 9.3 and
associated polices
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4.1d—Carson River Master Plan

Ensure that the goals and policies contained in the Master Plan
and the uses designated on the Land Use Map are consistent
with those contained in the Carson River Master Plan.

4.,1e—Prison Hill Master Plan

Continue to promote the Prison Hill Recreation Area as an
amenity for residents and visitors who enjoy both motorized
and non-motorized trail use. Continue to support the mainte-
nance and expansion of the area’s trail system in line with the
recommendations of the Prison Hill Master Plan.

Goal 4.2—Improve Access to Parks and
Recreation at a Neighborhood Level

4.2a—Distribution of Facilities

Evaluate the amenities and features of parks and recreational
facilities throughout the City on a periodic basis to ensure they
are balanced in terms of their distribution and adequately meet
the needs of the community.

4.2b—Maintain/Enhance Existing Facilities

Improve the quality of existing parks and recreational facilities
and create additional facilities where possible in under-served
locations. Continue to pursue opportunities to improve the
City’s existing community center/aquatic facility in Mills Park.

4.2c—Match Improvements to Demand and Current
Standards

Require that new developments provide park facilities com-
mensurate with demand created and consistent with the
City’s adopted standards. Continue to work with developers to
identify opportunities for new park facilities in new neighbor-
hoods based on the Parks and Recreation Master Plan.

4.2d—Balance Parkland Disparity

Identify opportunities to balance the amount and types of
parkland available within existing and future neighborhoods
by focusing new neighborhood parks in areas currently un-
der-served (or that will be under-served as the result of future
infill/redevelopment) and in new neighborhoods using the
Parks and Recreation Master Plan as a guide.
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See also, policy 3.1b

See also, Goal 9.3 and
associated polices

Goals and Policies

Goal 4.3—Expand the City’s Capacity and
Excellence in Community-Wide Recreation
Facilities, Programs, and Gathering Spaces

4.3a—0ngoing Maintenance

Ensure standards and resources are in place to support
continued maintenance of park and recreational facilities in
advance of entering into agreements with private landowners,
acquiring new sites, or accepting donations.

4.3b—Recreation Partners

Continue to pursue cost-effective sharing of facilities, resources,
and maintenance opportunities with the City’s existing and
potential recreation partners.

Goal 4.4—Promote Access to State and
Federal Lands as a Community Amenity

4.4a—State and Federal Land Disposal

Discourage the future disposal of property identified as State
and Federal Lands on the Land Use Map for private develop-
ment when located outside the Urban Services Boundary.
Continue to coordinate with state and federal agencies to ensure
that disposal plans are consistent with the City’s Land Use Plan
and the criteria for Urban Services Boundary expansion.

4.4b—State and Federal Land Transfers

Monitor lands slated for potential disposal and identify op-
portunities for the transfer of such lands to City ownership
(where lands are needed for public facilities, parks, trail access,
or similar functions) through the Federal Lands Bill and other
programs, such as land banking.

4.4c—Access to Public Lands

Ensure that vehicular and pathway access to surrounding
public lands are maintained as development occurs adjacent to
public lands. Require pathways, bicycle facilities, and roadway
easements through future developments as identified in the
Unified Pathways Master Plan.

CARSON CITY MASTER PLAN 39
101



@nvision

CARSON CITY

PAGE LEFT INTENTIONALLY BLANK

CARSON CITY MASTER PLAN
102






WHERE WE ARE TODAY

Carson City’s identity and economy are heavily influenced by
its role as the state capital. Public Administration is the largest
employment industry in Carson City (representing nearly one
in every four jobs), followed by the Health Care and Social
Assistance industries. The State Legislature meets every other
year, bringing with it an influx of legislators, lobbyists, and
aides from around Nevada that fill the City’s hotels and restau-
rants. Carson City’s economy also benefits from the City’s
proximity to Lake Tahoe, an abundance of outdoor recreation
opportunities, arts and cultural events, and historical tourism.

As with other communities in Nevada and around the
country, Carson City has experienced the effects of a changing
workforce and retail trends. Remote and hybrid work options
have become commonplace as employers struggle to attract
and retain skilled workers. While the State’s Administrative
and Legislative Branches both maintain a workforce in Carson
City, many employees commute from neighboring communi-
ties and some work remotely at least part of the time. Rising
housing costs have also made it increasingly challenging for
young adults, families, service workers, and others with more
limited resources to live and work in Carson City. As a result,
there are more jobs in Carson City than there are working
residents to fill those jobs.

While retail jobs are increasing, the City has added very little
net new retail or office space since 2014, and vacancies along
major commercial corridors have posed persistent challenges
due to their age, condition, and in some cases, absentee
owners. While residents note they are generally able to meet
their day-to-day needs within Carson City, there is interest in
expanding retail and entertainment options.
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Carson City also has a large inventory of industrial and industrial/
flex space, primarily concentrated near the airport and at the
eastern portal. The inventory of industrial space in Carson City has
experienced modest growth over the past decade but growth has
been limited in part because of land constraints.

Economic development in Carson City is supported by the Carson
City Chamber of Commerce, the Carson City Downtown Business
Association, as well as the State of Nevada Department of
Business & Industry Business Resource Hub, the Northern Nevada
Development Authority (NNDA), various Nevada Governor’s Office
of Economic Development (GOED) programs, and the Nevada
Small Business Development Center. The City also participates in
tourism campaigns led by Visit Carson City, Travel Nevada, and
others.
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LOOKING TO THE FUTURE

Carson City is projected to see a steady increase in jobs
over the coming decades, bolstering the City’s primary
jobs base and providing opportunities to enhance the
vitality of the community. The City will continue to seek
opportunities to diversify the local economy, including
focusing on ways to support industrial development,
expanding the local retail base, and supporting the
retention and growth of local small businesses. The City
will continue to leverage its many assets and overall
quality of life as a means of generating tourism revenue
and attracting new employers to the community. The
City will continue to approach economic development
activities using a collaborative approach that leverages
available state resources, and encourages cooperation
between the public and private sector, and with other
agencies and jurisdictions as appropriate. However,
achieving the objectives of this Master Plan require the
City to take a role in economic development moving
forward.

Learn more about Non-Residential Development
Trends and Projections

An analysis of non-residential development trends and
projections was prepared to help inform the 2024 update
to the Carson City Master Plan. A technical memorandum
documenting the methodology used is provided in
Appendix A. For a summary of key findings, visit: www.

envisioncarsoncity.org/community-profile.
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See also, policy 7.2g

Goals and Policies

GOALS AND POLICIES

Goal 5.1—Promote a Collaborative
Approach to Economic Development

5.1a—Economic Development Strategy

Establish and periodically update an Economic Development
Strategy for Carson City that defines economic development
roles and responsibilities in coordination with state and regional
partners, identifies target industries, and articulates near-term
priorities to support the implementation of this Master Plan.

5.1b—Public/Private Sector Collaboration

Promote collaboration between the City and public- and pri-
vate-sector partners. Work with other levels of government
and with the private sector to support and encourage activities
associated with a range of economic development activities, as
necessary and appropriate.

5.1c—Development Regulations and Procedures

Maintain land-use regulations and permitting procedures

that are understandable, predictable, and can be accom-
plished within reasonable time periods. Consider streamlined
permitting procedures to encourage desired economic develop-
ment objectives.

5.1d—Statewide Economic Development Efforts

Leverage, wherever possible, statewide economic development
efforts to help attract business investment to Carson City and
promote the benefits of the region.

5.1e—Business Cycles

Recognize that business cycles will occur and that the compet-
itive landscape is rapidly evolving. Provide planning flexibility
that can be responsive to unforeseen or changing economic
conditions and community needs within the context of the
Master Plan.
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5.1f—Neighboring Counties

Recognize that Carson City’s economy and economic develop-
ment are impacted by a broader economic unit that includes
surrounding counties. Wherever possible, and where there is a
net positive economic and fiscal gain, economic development
strategies should be collaborative.

5.1g—Property Value Retention/Enhancement

Promote economic development alternatives that protect or
enhance existing and future property values - commercial,
industrial, and residential.

5.1h—Adequate Infrastructure

Recognize the importance of adequate infrastructure in
economic development and long-run economic stability.

Goal 5.2—Maintain and Enhance
Carson City’s Primary Job Base

5.2a—Retention/Expansion of Established Employers

Retain and support the expansion of major employers already
established within the community, such as the State of Nevada;

Carson-Tahoe Hospital’s Regional Medical Center and associated
facilities; Western Nevada College; the extensive manufacturing
community; finance, insurance, and real estate industries (FIRE);
banking; and other knowledge-based industries. Continue to
coordinate the City’s ongoing planning efforts and Land Use
Map with major employers where applicable to ensure compati-
bility with their facility master plans and expansion efforts.

5.2b—Business Support and Recruitment

Use available resources to support existing businesses and to
recruit new companies to the community aligned with economic
diversification goals. Collaborate with local educational facilities
and foster public-private-partnerships to cultivate new oppor-
tunities for current and future employers in the community.
Promote expansion and recruitment of industries that offer
career opportunities for both secondary and post-secondary
school graduates.
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Goals and Policies

5.2c—Diverse Employment and Entrepreneurial
Opportunities

Support industry growth and encourage workforce develop-
ment across multiple targeted sectors to improve economic
resilience. Prioritize initiatives that attract high-tech, manufac-
turing, healthcare, and creative industries, alongside traditional
retail and service sectors. Use available State resources such as
the State of Nevada Department of Business & Industry Business
Resource Hub, various Nevada Governor’s Office of Economic
Development strategic programs, Nevada Works, and the
Nevada Small Business Development Center, and implement
City-based incentives, to the extent possible, to foster diverse
economic growth and create a supportive environment for
startups and established businesses alike.

5.2d—Industry Specializations

Focus local economic development efforts to build on existing
businesses in the sectors of medical, advanced and high-tech
manufacturing, recycling, and hydraulics and pneumatics.
Identify, develop, and enhance these and additional industrial
specializations in which the City can effectively compete

to retain and gain market share. Improve opportunities for
workforce training and development in targeted industrial
sectors, including those already present in Carson City.

5.2e—Workforce Training

Promote activities that have the potential to upgrade the skill
and wage levels of the City’s resident labor force and those
likely to enter the labor force (e.g., local college or tech school
graduates). Encourage educational opportunities for the de-
velopment and/or upgrade of skills required for employment,
advancement, and entrepreneurship.

5.2f—Workforce Services

Encourage the expansion of programs, services, and land

uses that are necessary to support participation in the local
workforce, including training, job placement, childcare, health
care, and transportation services.
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See also, policies 5.4a, 6.2b,
6.2¢, 7.4b, and 7.4c.

See also, policies 5.2¢, 6.2b,
6.2c, 7.4b, and 7.4c
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Goal 5.3—Recognize and Adapt to the Impact of
Technology on Work and Workforce Patterns

5.3a—Home-Based Occupations and Remote/Hybrid
Work

Support home-based occupations and remote/hybrid work
through the incorporation of live/work units that are generally
consistent with the character of adjoining properties and
surrounding neighborhoods. Enhance digital infrastructure
citywide by ensuring reliable high-speed internet access and
establishing public Wi-Fi hotspots in public spaces like parks,
libraries, and community centers.

5.3b—Access to Community Information

Use technology to increase information available to residents
and businesses regarding growth patterns, economic
conditions, development activity, local recreational, retail, and

entertainment-based amenities, and other elements of the com-

petitive landscape.

5.3c—Development Regulations

Adopt development regulations that enable flexibility in the
adaptive reuse of existing buildings as needs change over time
and create opportunities for reinvesting in nonconforming
buildings.

Goal 5.4—Promote Revitalization and Re-
investment in Underutilized Areas

5.4a—Redevelopment Assistance

Continue to work with local businesses and property owners to
encourage and assist in redevelopment efforts. Focus redevel-
opment efforts on encouraging higher intensity and mixed-use
development in Downtown and along major gateway corridors.

5.4b—Redevelopment Tools

Continue to employ the use of redevelopment areas, regulatory
incentives, and other tools, as may be available, to promote
reinvestment in underutilized areas.
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Goals and Policies

5.4c—Destination Retail

Encourage the creation of destination retail developments

that include shops, restaurants, entertainment or recreational
venues, offices, hotels, premium amenities, and upscale gaming
venues to provide residents with access to a variety of retail
service and entertainment needs close to home, and to attract
patrons from surrounding growth areas.

5.4d—Public Facilities

Provide the public services and public facilities necessary to
sustain a high quality of life and attract business investment.
Consider obtaining additional information directly from
business operators to better define these services.

Goal 5.5—Promote The City’s Assets
as Economic Development Tools

5.5a—Community Recreational Facilities

Expand opportunities to generate visitor revenue by continuing
to promote the use of the community’s sports complexes,
aquatic facility, community center, and theater for regional,
state-wide, or national sports tournaments. Seek necessary
funding to improve the quality of existing recreational facilities
and develop additional facilities as appropriate.

5.5b—Recreational Amenities

Increase awareness of the City’s parks, sport complexes,
pathway system, open space system, and other recreational
amenities as a tool for attracting businesses seeking a high
quality of life for their employees.

5.5c—Lake Tahoe Gateway

Develop and share promotional materials that highlight the
City as a primary gateway to Lake Tahoe and its associated
recreational and tourism amenities as a means of attracting
additional tourism revenues and promoting the City as an
attractive place to live and work.
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5.5d—Carson City Airport

Protect the vitality of the airport by continuing to support the
goals and policies of the Airport Master Plan. Encourage the
development of airport-related industrial, as well as commercial
uses (e.g., sightseeing flights, skydiving, and extreme skiing
tours) that will increase the City’s visibility and marketability as
a destination for tourists and recreational aviators.

5.5e—Heritage Tourism

Continue to support the efforts of Visit Carson City, Travel
Nevada, and other state and regional partners to promote
See also, goals 8.1-8.3 and tourism activities associated with the major historic resources
associated policies within the community, such as the Westside Historic District,
V&T Railway, the Kit Carson Trail, the Nevada State Prison, and
the State Capitol Complex.

5.5f—Natural Resource Conservation

Encourage economic development that conserves natural
resources and open spaces, protects environmental quality, and
enhances the overall quality of life.

5.5g—Educational Resources

Emphasize educational resources of the community as an
economic development tool. Enhance those resources where
possible and efficient to do so.
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I WHERE WE ARE TODAY

Downtown Carson City is the heart and soul of the community.
Its sense of place is defined by the lushly landscaped Capitol
grounds, the many historic buildings that line Carson Street,
the variety of local restaurants and shops, and its walkable
and bikeable streetscape. Over the past ten years, Downtown
has been transformed through public investment in
pedestrian improvements, lighting, signage, landscaping, and
infrastructure; however, private investment has lagged behind,
creating pockets of underutilized and poorly maintained
property in high-traffic areas of the community.

Along the City’s major gateway corridors, aging strip
commercial uses and longstanding vacancies present
challenges to economic development, both visually and by
hindering potential revitalization momentum. High profile
sites remain a source of frustration among residents who are
eager to see a change.

Community members of all ages shared that, while they
appreciate Carson’s small-town feel and retail/service
offerings, they often travel to other destinations in the region
to access services and amenities that are not available in
Carson City. Young adults and families with children in
particular noted that they would like to see more restaurants,
entertainment options, and activities in Carson City, that
appeal to their demographics.
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The revitalization of Carson City’s gateway corridors
through public and private investment will be a priority
to help enhance the visual appeal of the community,
promote economic development, and create new
opportunities for people of all ages, incomes, and ability &
levels to live, work, and recreate. As part of these efforts, K
the City will continue to enhance the appearance, safety,
and functionality of public rights of way, and promote
adaptive reuse and reinvestment in properties, prioritizing
the redevelopment of properties that have long sat
underutilized. The City will also continue to prioritize the
ongoing revitalization of Downtown Carson City as a major
asset of the community by supporting efforts to attract
private sector investment and collaborating with major
property owners and the business community to establish
a broader “footprint” for and series of destinations within
Downtown to enhance its visibility and appeal.

GOAIS ANDPOLICIES

Goal 6.1—Enhance the Safety, Functionality,
and Appearance of Gateway Corridors

6.1a—Complete Streets

Continue to implement Complete Streets improvements
along North Carson Street and East William Street with the
goal of improving the entire length of each corridor and
establishing a seamless connection to Downtown Carson
City. Design intersections, crossings, access standards, traffic
calming features, and roadway widths to improve accessibility
and safety for bikes, pedestrians, and transit vehicles/riders.
Incorporate landscaped medians, street trees, public art,
wayfinding signage, lighting, and other features to enhance
the appearance of the public realm and the comfort and
safety of those who use it.
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What are Complete Streets?

Carson City adopted a Complete Streets policy in 2014.
Complete Streets are designed and operated to enable
safe access and comfortable accommodation for users of
all ages and abilities, including, without limitation, pe-
destrians, bicycle riders, movers of commercial goods,
persons with disabilities, vehicles for public transportation
and their passengers, older adults, children and motorists.
As an added benefit, Complete Streets support economic
development and enhance the visual experience for users.

6.1b—Highway 50 Corridor (East)

Collaborate with the Nevada Department of Transportation,
area businesses and property owners, and other stakeholders to
develop and implement a coordinated vision and goals for the
Highway 50 Corridor (East) that foster a coordinated approach
to land use, access management, multi-modal transportation,
signage, landscaping, and other considerations.

6.1c—Connectivity to Adjacent Neighborhoods and
Employment Uses

Establish direct connections between gateway corridors and
adjacent residential neighborhoods and employment uses,
including as identified in the City’s Unified Pathways Master
Plan, to improve non-automobile access and allow for creative
connectivity solutions.
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See also, policy 3.3f

See also, policies 5.2c, 6.2c,
7.4b, and 7.4c

See also, policies 5.2¢, 6.2b,
6.2b, 7.4b, and 7.4c

Goals and Policies

6.1d—Business Signage

Balance visibility considerations for businesses with the need
to minimize impacts on surrounding views and reduce sign
“clutter” along gateway corridors in the design of signage plans
for individual developments. Encourage the incorporation

of historic signs (e.g., neon, painted murals) or other unique
features into signage plans where feasible.

Goal 6.2—Facilitate the Revitalization of
Vacant and Underutilized Properties

6.2a—Mix of Uses

Accommodate a mix of commercial, employment, residen-
tial, entertainment, and/or other supporting uses on vacant
and underutilized properties along gateway corridors and in
Downtown, in accordance with applicable land use policies in
Chapter 10.

6.2b—Adaptive Reuse

Support the repurposing of vacant or functionally obsolete
buildings where the original use intended for the building is no
longer viable. Place a particular emphasis on the adaptive reuse
of buildings that have been vacant for an extended period of
time and/or are located in a highly visible location.

6.2c—Infill and Redevelopment

Encourage infill of vacant parcels and the redevelopment of
underutilized properties when adaptive reuse is not feasible.
Support opportunities to consolidate smaller lots where
necessary to increase the viability of redevelopment. Collabo-
rate with property owners, developers, and the community to
define the desired mix of uses and other parameters for larger
redevelopment sites.

6.2d—Incentives

Consider establishing regulatory incentives (e.g., density

or height bonuses or reduced parking requirements) that
complement other redevelopment tools. Increase awareness

of financial incentives or other programs offered by outside
agencies (e.g., historic tax credits, low-cost loans, grants) to help
stimulate private investment.
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6.2e—Infrastructure and Service Improvements

Proactively plan for infrastructure and service improvements
necessary to support uses and densities planned for vacant
and underutilized sites and buildings in Downtown and along
primary gateway corridors. Facilitate discussions between
developers and the City’s Public Works department to ensure
existing water and sewer services can accommodate proposed
projects, or establish a means for upgrading water and sewer
services to meet project demands.

6.2f—Public-Private Partnerships

Seek opportunities for public-private partnerships on individual
projects with the potential to play a major role in or serve as a
future model for revitalization efforts.

6.2g—Branding

Explore opportunities to establish distinctive names or branding

See also, Goal 5.6 for different corridors (or segments of corridors), as well as for
different character areas within Downtown, in collaboration
with business and property owners, the Chamber of Commerce,
and the Downtown Business Association.

Goal 6.3—Promote the Ongoing
Revitalization of Downtown

6.3a—Private Investment

Recognize the need to continue to promote private investment
that complements the substantial public improvements made
in the transformation of Carson Street and Curry Street through
streetscape, landscaping, signage, and other Downtown im-
provements. Place a particular focus on the expansion of
housing options in Downtown and opportunities to pursue

the redevelopment or adaptive reuse of long-time vacant
properties.

6.3b—Downtown Programming and Events

Continue to promote Downtown as the hub for year-round
community- and visitor-oriented events and activities through
the efforts of the Downtown Business Association and other
partners.
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Goals and Policies

6.3c—Downtown Character Areas

The Downtown Mixed-Use land use category encompasses
several distinct character areas or districts, as illustrated on

the accompanying diagram on page 59. The area also includes
portions of the Historic District. Future development and public/
private investments in Downtown should reinforce the identity
of and distinctions between these areas:

o Main Street Mixed-Use (Carson Street). This area is intended
to reinforce the traditional “main street” character found
along portions of Carson Street, as defined by a mix of historic
storefronts and public buildings, a modest scale (generally two
to three stories), on-street parking, and a bicycle and pedestri-
an-oriented streetscape. Opportunities exist for the rehabilita-
tion of existing buildings through facade improvements and/or
adaptive reuse, as well as for targeted redevelopment. Many
buildings within this character area are listed on the National
or State Register of Historic Places, or are eligible to be listed.

« Urban Mixed-Use. This area is characterized by high concen-
trations of vacant or underutilized parcels east of the Main
Street Mixed-Use area, many of which are currently used
for surface parking. Opportunities for larger, higher-densi-
ty development exist, which may be suitable for uses that
require a larger footprint, such as convention space, hotels,
casinos, and multi-family residential. While a vertical mix of
uses is encouraged to help activate primary street frontages
and promote pedestrian activity, single-use buildings may be
appropriate in some locations.

« Neighborhood Transition. This area is characterized by a mix
of residential, office, small-scale retail, and other complemen-
tary uses. Buildings in the Neighborhood Transition Area have
a smaller-scale and more residential character than is found in
other areas of Downtown, particularly in areas west of Carson
Street. Building heights generally do not exceed three stories,
and some businesses are located in converted single-fami-
ly residences. While infill and redevelopment opportunities
exist, the adaptive reuse of the existing building stock in this
area provides opportunities for smaller businesses that may
benefit from a less prominent location (and potentially less
expensive) option. Portions of the Neighborhood Transition
area are located within the Historic District.
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« Capitol Complex. The Capitol Complex is a defining feature of
Downtown Carson City. While it is not under the City’s juris-
diction, the Capitol Complex serves as a draw for visitors and
residents and contributes to the character and vibrancy of
Downtown. Plans for properties that abut the Capitol Complex
should be coordinated with state facilities staff and planners,
as appropriate.

« State Office Complex. The State Office Complex lies on the
eastern edge of Downtown. While it is not within the City’s
jurisdiction, the employee base that it houses contributes
substantially to the vibrancy of Downtown and the health of
Downtown businesses. Plans for properties that abut the State
Office Complex should be coordinated with state facilities staff
and planners, as appropriate.

6.3d—Carson City Historic District

Continue to promote a balanced approach to economic devel-
opment and historic preservation within Downtown, recogniz-
ing that these objectives are not mutually exclusive. Encourage
the rehabilitation and adaptive reuse of historic structures
regardless of whether or not they are listed on the State or
National Register of Historic Places.

See also, Goal 8.1

6.3e—Capitol Master Plan

Recognize the unique opportunity created by the state
government cluster. Support ongoing efforts to reinvest in
existing state buildings and construct new buildings and the
long-term implementation of the Capitol Master Plan.
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Downtown Character Areas Map
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I WHERE WE ARE TODAY

Carson City residents value the community’s safe, attractive,
and diverse neighborhoods. However, like many communities
across the country, Carson City is experiencing cost of living
increases as wages stagnate and the housing supply struggles
to keep up with demand. Many of the community’s younger
residents aspire to buy a home and start a family in the City,
but struggle to find options they can afford.

Today, Carson City’s housing stock is made up of predomi-
nantly older, detached single-family homes, but is becoming
more diverse, as townhomes and apartment buildings
continue to pop up around the city. Based on the projected
population growth, Carson City is anticipated to need around
2,100 additional housing units by 2042. These homes will need
to accommodate a range of income levels and household
types, including higher-end homes for affluent community
members, options for older residents looking to retire in
Carson City, and smaller homes for young families looking to
start a life here.

Infill and redevelopment have occurred in multiple forms: on
larger parcels that remain within the Urban Services Boundary
(in the form of new planned neighborhoods); within older
neighborhoods (in the form of individual homes or small
multifamily developments); as well as along aging commercial
corridors. While this activity has helped to expand the variety
of housing options that are available for new and long-time
residents, the scale and intensity of infill and redevelopment
has at times generated concern from residents of established
neighborhoods.
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I LOOKING TO THE FUTURE

Livable neighborhoods contain not only homes, but also
services and amenities for supporting the day-to-day
activities of residents and visitors. Carson City will
encourage the development of new neighborhoods
within the Urban Services Boundary that contain a

mix of land uses and housing options that meet the
varying functional and financial needs of its residents,
including single-family detached and attached homes
(duplexes, townhomes), smaller homes, multi-family
homes, accessory dwellings, and housing included as
part of mixed-use developments. The City will also work
to maintain the quality and character of established
neighborhoods, encourage reinvestment in older neigh-
borhoods, and ensure that infill and redevelopment is
designed in a manner that is compatible with existing
neighborhoods.

Learn more about Residential Development Trends
and Projections

An analysis of residential development trends and projec-
tions was prepared to help inform the 2024 update to the
Carson City Master Plan. A technical memorandum docu-
menting the methodology used is provided in Appendix A:
Background and Context. For a summary of key findings,

visit: www.envisioncarsoncity.org/community-profile.
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GOALS AND POLICIES

Goal 7.1—Expand Housing Options to Meet the
Needs of Existing and Future Residents and
Workers of all Ages, Abilities, and Income Levels

7.1a—Lifestyle and Stage of Life Options

Maintain the ability for Carson City residents to choose from an
array of housing options and lot sizes based on their lifestyle
preferences, income level, and stage of life, as supported by the
range of residential land use categories on the Land Use Map.

7.1b—Mix of Housing Types

Encourage a mix of housing types, price points, and unit sizes
as part of new developments based upon their size, location,
surrounding neighborhood context, and applicable land use
policies, as contained in Chapter 10.

7.1c—Higher Density Housing Types

Support the incorporation of detached single-family homes on
smaller lots, higher-density housing types (such as duplexes,
townhomes, multi-family apartments, condominiums, and
live-work options), and housing or neighborhoods for special
populations (such as seniors or people with specialized needs)
in locations that have access to, or are planned to include, a
range of services and amenities, employment opportunities,
and transit.

7.1d—Accessory Dwelling Units

Provide opportunities for accessory dwelling units (ADUs)
in existing and established neighborhoods as a means of
expanding affordable and multi-generational housing options.

7.1e—Accessible Design

_ Encourage the construction of homes and the renovation of

i R e existing homes to meet universal design or visitability principles
e A that facilitate aging-in-place, accommodating older residents

and others with mobility limitations or disabilities.
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Looking to the Future

7.1f—Neighborhood Design

Promote variety and visual interest in the design of new neigh-
borhoods through the incorporation of varied lot sizes, building
styles, and other features, as consistent with the land use
policies contained in Chapter 10 of this Plan.
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HOUSING TERMINOLOGY

Affordable Housing. Housing affordability comes down
to the relationship between the price of housing in a
community (either sale price or rent) and the incomes of
households in that community. Generally, for housing to
be affordable, housing costs (including utilities) for any
given household should not exceed 30 percent of the
household’s gross annual income. When households must
spend more of their incomes on housing, it means they
have less income to spend on essential services (such as
healthcare, childcare, and transportation) and discretion-
ary items that benefit the local economy (such as meals at
a local restaurant).

Workforce Housing. Workforce housing is a subset of
affordable housing, and generally refers to housing that
is affordable to households earning between 80 percent
and 120 percent of the area median income (AMI). In other
words, housing costs for households earning between

80 percent and 120 percent of AMI should not exceed

30 percent of those households’ gross annual incomes.
Typically, workforce housing is targeted toward workers
who are vital for the everyday function of the community,
such as teachers, public safety workers, first responders,
and workers in retail, food/beverage, hotel/casino, and
other core industries.

Manufactured Dwelling. A single-family dwelling manu-
factured off-site.

Mobile Home. Any nonmotive but mobile facility with

or without wheels, so designed contrived to permit
occupancy thereof, for permanent living or sleeping
purposes, when connected to utilities. Mobile home does
not include a travel trailer, commercial coach, manufac-
tured home, or any structure built in compliance with the
requirements of Chapter 461 of the NRS.

Modular Building. An office, apartment, school, motel
or other building, whether it is a total building or a room,
which is either wholly manufactured or is in substantial
part manufactured at an off-site location to be wholly or
partially assembled on-site in accordance with regula-
tions, adopted pursuant to Section 461.170 of the Nevada
Revised Statutes, but does not include a mobile home.
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Goals and Policies

Goal 7.2—Support the Retention and
Expansion of Affordable and Workforce
Housing Options within the Community

7.2a—Existing Affordable Units

Collaborate with local non-profits and housing partners to
access and employ available local, state, and federal programs
that provide funds devoted to the retention and rehabilitation of
existing, income-restricted affordable housing.

7.2b—New Lower-Cost Units

Work with non-profit housing partners, state and federal
agencies, and others to expand the availability of certified
affordable housing units, housing options for first-time
homebuyers, and workforce housing units through the devel-
opment and construction of new affordable and mixed-income
housing projects.

7.2c—Manufactured Home Parks

Build the capacity of homeowner groups, affordable housing
providers, and support organizations to enable the purchase,
rehabilitation, and long-term management of manufactured
home parks where practicable. Where retention of an existing
manufactured home park or portions of an existing manufac-
tured home park is not feasible due to age or condition, consider
mitigation strategies to assist residents displaced through
closure or redevelopment. Consider expanding opportuni-
ties for affordable, high-density site built or modular housing
options as a tool to encourage reinvestment in existing manu-
factured home parks, where appropriate.

7.2d—Land Inventory

Establish and maintain an inventory of public lands, including
state or federal disposal sites and City-owned properties that
may be suitable for workforce and/or affordable housing devel-
opment. Collaborate with the Nevada Rural Housing Authority,
the private sector, and non-profits on the development of key
sites as opportunities arise.
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See also, policy 5.7c¢
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7.2e—Housing for Vulnerable Populations

Collaborate with local agencies, organizations, and neighbor-
ing communities to expand programs and resources designed
to prevent Carson City residents from becoming homeless
and facilitate the provision of supportive and assisted housing
options to meet the needs of vulnerable populations, such as
the elderly, those afflicted with drug or alcohol addiction, and
those transitioning away from homelessness.

7.2f—Short-term Occupancy Units

Enforce appropriate standards for safe and decent affordable
housing in Carson City, such as length of stay limits for rec-
reational vehicle parks, motels, and hotels. Encourage the
conversion of short-term occupancy units to permanent housing
in accordance with adopted building codes.

7.2g—Housing Resources

Connect residents to available local, state, and federal housing
programs, grants, opportunities and agencies available to assist
with housing weatherization and retrofitting to improve energy
efficiency, down payment assistance, first-time homebuyer
assistance, rental assistance, and other needs.

7.2h—Development Regulations and Approvals

Support the construction of affordable and workforce housing
options by adopting clear, flexible regulations and develop-
ment standards and facilitating the economical and efficient
processing of development applications and building permits.

7.2i—Regional Housing Opportunities

Encourage and support efforts to create more affordable
housing on a regional basis.

Goal 7.3—Maintain the Quality, Character, and
Livability of Established Neighborhoods

7.3a—Existing Housing Stock

Work with partners to implement programs and incentives
that increase home ownership opportunities for residents and
promote regular maintenance and reinvestment within the
City’s established neighborhoods.
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Goals and Policies

7.3b—Infill and Redevelopment Compatibility

Ensure that infill and redevelopment is of a scale,character, and
intensity that is compatible with the surrounding development.

7.3c—Infrastructure and Amenities

Prioritize infrastructure improvements, such as traffic calming
enhancements, sidewalks, pathways, street tree plantings,
stormwater improvements, under-grounding of overhead
utilities, or others that will improve safety and quality of life in
established neighborhoods based on documented deficiencies.
Identify schedules and funding for ongoing operations and
maintenance of citywide infrastructure.

Goal 7.4—Promote Reinvestment
in Declining Neighborhoods

7.4a—Retention of Existing Housing Stock

Support the retention and rehabilitation of existing housing
stock in older neighborhoods as a core component of the
workforce and affordable housing supply in Carson City. Allow
for the adaptation of housing units to meet the needs of current
and future residents (e.g., expanded footprints, garage construc-
tion, creation of accessory dwelling units).

7.4b—Infill and Redevelopment

Encourage the construction of new homes on vacant lots and
the redevelopment of dilapidated properties. Where consistent
with the Land Use Plan, support the introduction (or expansion)
of attached single-family, duplex, townhome, or accessory
dwelling units.

7.4c—Vacant and Dilapidated Properties

Consider legal and regulatory measures that put vacant and/or
dilapidated properties back to productive use. Such measures
include, but are not limited to, auction of tax defaulted
properties and demolition by neglect.

7.4d—Code Enforcement

Pursue violations related to safety, public health, and quality
of life, including removal of abandoned vehicles, abatement of
blighted properties, and other nuisances in accordance with
adopted codes and ordinances.
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I WHERE WE ARE TODAY

Carson City is home to a rich tapestry of historic, cultural,
archaeological, and paleontological resources that serve

as community landmarks and draw visitors from around

the country. Destinations like the V&T Railway, the Lincoln
Highway, the Stewart Indian School, the Orion Clemens House,
the Kit Carson Trail, Nevada State Prison, the Historic District,
the Capitol grounds, and many others offer insights into the
history of Carson City’s settlement, as well as the history of the
indigenous tribes that occupied the Eagle Valley prior to the
arrival of European settlers in the 1850s.

Carson City is a Certified Local Government (CLG) and is
endorsed by the State Historic Preservation Office (SHPO)

to promote consistency with federal historic preservation
programs and the Secretary of the Interior’s Standards for
Archaeology and Historic Preservation. CLG status provides
the City with access to grants and other assistance to support
local preservation initiatives. The City works with volunteers,
non-profit organizations, and the SHPO to document and
preserve historic, cultural, and archaeological resources in the
community. Web-based maps, photos, and other resources
maintained by the Carson City Historical Society, Visit Carson
City, and Travel Nevada also contribute to increase awareness
of Carson City’s historic and cultural resources and help draw
visitors to the community.

Carson City also boasts a lively arts and culture scene. Youth
Theater Carson City and the Bob Boldrick Theater provide an
opportunity to explore the arts and view live performances.
The Brewery Arts Center provides multi-cultural art experi-
ences, including a free outdoor summer concert series and
painting, pottery, and visual arts classes. The City also has a
public arts program and several museums and art galleries
for residents and tourists to explore, such as the Nevada
State Railroad Museum, the Charlie B Gallery and Vasefinder
Museum, and the Children’s Museum of Northern Nevada.
These and other programs contribute to Carson City’s culture,
economy, vibrancy, and quality of life.
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LOOKING TO THE FUTURE

Carson City will continue to protect and preserve its
historic and cultural resources by enforcing its existing
preservation requlations and ordinances and updating
them as needed. The City will continue to encourage
historic preservation efforts through the use of financial,
building, and related incentives for the restoration

and rehabilitation of historic structures and facilities.
The City will also collaborate with local artists, artist
organizations, cultural facilities, and economic
development and tourism partners to increase awareness
of the City’s historic and cultural offerings and support
the incorporation of art installations in public spaces.

GOALS AND POLICIES

Goal 8.1—Protect and Preserve Carson
City’s Historic and Cultural Resources

8.1a—Historic Preservation Initiatives

Encourage ongoing efforts by the City, volunteers, non-profit
organizations, and state and federal partners to research,
identify, document, interpret, and preserve structures and
sites with historical, cultural, archaeological, or paleontolog-
ical significance.

8.1b—Documentation

Continue to pursue and support opportunities to investigate
and document local history through efforts that increase the
community’s awareness and understanding of the resources
that exist in Carson City.

CARSON CITY MASTER PLAN 3
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8.1c—Historic Properties Inventory

Continue to maintain an inventory of historic properties in
Carson City. Support the nomination of eligible properties for
the state and national registers of historic places, designation
of National Register Historic Districts and Landmarks, and the
potential formation of additional local historic districts, as op-
portunities arise.

8.1d—Preservation Incentives

In partnership with the State Historic Preservation Office,
increase awareness of state and federal grants, tax incentives,
and other financial incentives available to support the rehabili-
tation and adaptive reuse of historic buildings. Consider estab-
lishing financial, regulatory, or related incentives to encourage
the restoration and rehabilitation of historic resources.

8.1le—Consistency with Standards and Guidelines

Ensure that the rehabilitation and renovation of historic
structures occurs according to the City’s adopted Historic
District and Development Standards.

8.1f—Adaptive Reuse

Encourage the adaptive reuse of historic buildings not eligible
for designation on the Local, State, or National Register of
Historic Places, but that have historic features or cultural signif-
icance and contribute to the overall character of the neighbor-
hood or district.

See also, policy 6.2b

Historic and Cultural Resources in Carson City

The Historic and Cultural Resources map highlights some of Carson City’s many historic and
cultural resources, not all of which are formally recognized.

« Carson City Historic District. The District (also referred to as the West Side Historic
District) was created in 1982 by the Carson City Board of Supervisors, and added to the
National Register of Historic Places in 2011.

» National Register of Historic Places - 43 listings
» Nevada Register of Historic Places - 20 listings

A complete listing of properties on the National or State Register of Historic Places is provided
in Appendix D. An interactive Historic and Cultural Resources Map is available at: https://bit.

ly/CarsonCityStorymap
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Goals and Policies
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Historic Resources Commission

Authorized through the City’s CLG status, the Carson City Historic Resources Commission
(HRC) is an appointed board of community volunteers that reviews applications for
remodeling of historic structures and designs for new construction within the historic district,
and considers historic property tax deferments, historic grant opportunities, and historic pres-

ervation awards.

- Goal 8.2—Promote Heritage Tourism

See also, policy 5.6e
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8.2a—Heritage Tourism

Support tourism activities associated with significant historic
resources, such as the Westside Historic District, the Historic
Virginia & Truckee Trail, the Kit Carson Trail, the Stewart Indian
School, the State Capitol Complex, and various cultural insti-
tutions, by ensuring that future development supports the
functions and visual character of these resources.

8.2b—Historical and Interpretive Opportunities

Encourage the development of historical opportunities, inter-
pretive signage, and other amenities that complement and
enhance the City’s historic resources. Continue to explore op-
portunities to establish trail access to the Carson River Canyon
that honors and interprets the historic V&T Railway, expand
Downtown walking tours and interpretive signage exhibits, and
identify new opportunities to showcase the City’s historic and
cultural resources.
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Goals and Policies

Goal 8.3—Support the Expansion of Artistic
and Cultural Programs and Events

8.3a—Arts and Culture Strategic Plan

Collaborate with Visit Carson City and other local and regional
partners on the implementation of the Arts and Culture Strategic
Plan.

8.3b—Art in Public Places

Support the efforts of nonprofits that work to increase the com-
munity’s access to art in public buildings and spaces throughout
Carson City. Explore opportunities to integrate art as part of

City projects in line with the recommendations of the Arts and
Culture Strategic Plan.

8.3c—Public Gathering Spaces

Encourage the use of distinctive features in design of the built
environment, the presence of arts and cultural programs or
facilities, and spaces for people to gather and host events

as part of private-sector development. Recognize the role
community amenities play in the vibrancy of the City and the
quality of life of residents.
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WHERE WE ARE TODAY

Carson City has seen a number of roadway improvement
projects, such as the Carson Freeway and the Complete

Streets program, that have transformed the look, feel, and
function of the City’s multimodal transportation network.

The improved connectivity in Carson City allows residents to
travel throughout the community using a safe and efficient
multi-modal transportation system. Enhancing the City’s
multi-modal system has many benefits, including providing
affordable transportation options for lower-income residents,
creating opportunities for active transportation options
through walking, rolling, and biking, and improving traffic
congestion. As Carson City continues to grow, traffic volumes
and safety are top of mind for many residents.

The Carson Area Metropolitan Planning Organization (CAMPO)
is the agency responsible for creating and maintaining the
Regional Transportation Plan and other transportation-re-
lated documents for the Carson City urbanized area, which
includes Carson City, northern Douglas County, and western
Lyon County. Within Carson City, street patterns and roadway
designs are influenced by the same plans and policies that
inform the design of our built environment.
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UTURE

j I Carson City will maintain a safe transportation
§ system that facilitates efficient travel both within and
through the community using a variety of motorized
and non-motorized modes. The City will seek to ensure
that destinations, parks, and open space areas within [ mea——
the community are accessible via safe, enjoyable

routes, free of vehicular conflicts, that allow the user

to appreciate the natural setting of Carson City with or

without their automobiles. Additionally, the City will

seek opportunities to enhance existing transit services

as feasible to increase travel choices for the community

and to support a more compact pattern of growth.

GOALS AND POLICIES

Goal 9.1—Provide a Safe and Efficient Multi-
Modal Transportation System For All Users

9.1a—Plan Consistency

Promote the development of an integrated multi-modal
transportation system through the ongoing implementation
of the Regional Transportation, Transit, Roadway Functional
Classification, and Unified Pathways Master Plans within the
context of land development.

9.1b—Plan Overlap and Implementation

Seek opportunities for coordination in the implementa-
tion of the Regional Transportation, Transit, and Unified
Pathways Plans. Actively encourage ridership of the City’s
transit system.
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See also, policy 6.1a

82

9.1c—Street Design and Connectivity

Maintain a comprehensive, integrated, and connected trans-
portation network through the continued implementation of
Carson City’s Complete Streets Policy and the construction of
roads consistent with the City’s Regional Transportation Plan,
prioritizing the creation or enhancement of parallel routes.

9.1d—Safe Routes

Continue to improve the safety of pedestrians, bicyclists,
transit riders, passengers, and drivers throughout the region
by aligning the goals of the Local Road Safety Plan and the
Safe Routes to School Master Plan with the goals and policies
contained in this Master Plan.

9.1e—Regional Coordination

Maintain an active presence in regional and state-level trans-
portation planning activities to identify opportunities for joint
planning/construction efforts, enhanced levels of service, and

to monitor the impacts of potential projects on the community.

Coordinate ongoing road improvement projects with recom-
mendations contained in the City’s Unified Pathways Master
Plan as appropriate to promote the most efficient use of rights-
of-way and resources.

Goal 9.2—Coordinate Land Use and

Transportation Decisions to Support the Use

of Alternative Modes of Transportation

9.2a—Plan Coordination

Ensure that the City’s transportation system is supportive of the

goals and policies contained in this Master Plan and can effi-

ciently accommodate the types and intensities of development

specified on the Land Use Map. Conduct periodic updates to
the City’s transportation model based on future development
projections to ensure the feasibility of development patterns
portrayed on the Land Use Map.

9.2b—Transit-Supportive Development

Promote the development of transit-supportive development
patterns and amenities (e.g., bike racks, mix of uses, pedestri-

an-orientation, higher density) along major gateway corridors to

facilitate future transit. Coordinate the review of development
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Goals and Policies

proposals with local transit providers and the Regional Trans-
portation Commission as appropriate to respond to existing/
planned transit service.

9.2c—Design and Access Standards

Establish design and access standards for development
occurring along major gateway corridors to preserve their
functional integrity, capacity, safety, and appearance. Support
compact development patterns that utilize existing streets and
pathways managed by the City wherever possible.

Goal 9.3—Establish a City-wide System of
Sidewalks, Multi-Use Pathways, and Bike Lanes
by Identifying and Closing Gaps in Connectivity

9.3a—Enhance the Pathways Network

Continue to maintain and expand the City’s existing network

of pathways to link distinct geographic locations within the
community and to provide improved access to and between
neighborhoods. Provide multi-use paths as identified on the
Unified Pathways Master Plan map to cross physical barriers,
establish direct connections between neighborhoods, schools
(as consistent with the Safe Route to School Master Plan), and
other destinations, and to take advantage of available opportu-
nities such as utility and open space corridors where possible.

9.3b—Broaden Facility Types

Continue to broaden the types of facilities provided within
the community. Implement the Unified Pathways Master Plan
as adopted to promote the shared use of trail corridors and
increased access for persons with disabilities.

9.3c—Section-by-Section Implementation

Seek opportunities to complete individual sections of the City’s
adopted Unified Pathways Master Plan on a site-by-site and
“missing link” basis as future development occurs. Continue

to require future development to construct, to City standard,
on-site sidewalks and connections to adjacent pedestrian and
bicycle systems as needed and coordinate the dedication of
rights-of-way for planned pathway connections at the time of
development.
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At == | OVERVIEW

This section includes the Land Use Map, land use category
definitions, and specific land use policies that make up Carson
City’s Land Use Plan. The Land Use Plan is intended to be
used as a tool by elected and appointed officials, city staff and
administrators, and the community-at-large for evaluating
and making decisions regarding the location and design of
land uses within the City. Defining characteristics for each
land use category identified on the Land Use Map are provided
and include appropriate mixes of uses, preferred location of
uses, variety of housing types, appropriate density ranges, and
other design criteria for consideration. The land use policies in
this Chapter are intended as a guide for future development
and should be used in conjunction with the other policies
contained in this Master Plan.
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LAND USE MAP

The Land Use Map identifies locations within the City where
various land uses may occur during the next 20 years and
where the City would support the development of these uses.
The Land Use Map establishes broad guidelines for land use
patterns and should be applied in combination with the goals
and policies contained in the Master Plan, as well as the reg-
ulations in the City’s Municipal Code. The land use categories
illustrated on the Land Use Map reflect the vision and guiding
principles identified in Chapter 2. These concepts emerged
during the planning process and served as the foundation for
the Master Plan goals and policies. They represent the com-
munity’s commitment to a compact, mixed-use pattern of
development for the City’s future.

Interactive Land Use Map

This chapter contains an overall Land Use Map and insets
for each quadrant of the Urban Services Boundary. An
interactive map is available on the project website: https://
bit.ly/CCStoryMaplLU
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Carson City Land Use Map
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Land Use Map
Carson City Land Use Map - Northwest
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CARSON CITY Carson City Land Use Map - Northeast
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Land Use Map
Carson City Land Use Map - Southeast
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Carson City Land Use Map - Southwest
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" | LAND USE CATEGORIES

Table 1 summarizes each of the land use categories identified on the Land Use Map. The table is
intended as a quick reference guide to be used in conjunction with the Land Use Map. Detailed
criteria for the location, density, design, and desired character of each land use category are
provided in the policy section of this Chapter. Residential densities are assumed to be based on
gross acreages, which takes into account all land within the property boundaries. Secondary uses
listed for each land use category are not intended to be comprehensive. While they may vary in
form and intensity, parks, recreation facilities, trails, and public services are generally appropriate
as supporting uses in residential, mixed-use, and employment land use categories.

I Residential
CONSERVATION RESERVE LOW DENSITY RESIDENTIAL MEDIUM DENSITY RESIDENTIAL
(PRIVATE)
— Residential =] i Mixed-Use i
HIGH DENSITY RESIDENTIAL DOWNTOWN MIXED-USE CORRIDOR MIXED-USE
; Employment |
MEDICAL FLEX-INDUSTRIAL INDUSTRIAL
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TABLE 1: LAND USE CATEGORY DESCRIPTIONS

10

Range of
Land Use - o
Density/ Uses Characteristics
Category Size
Residential
Minimum | Primary: Detached Large tracts of land, typically located outside of the

Conservation | 20 acres single-family City’s Urban Services Boundary, and potentially

Reserve per dwellings, open constrained by significant environmental or topo-

(Private) (CR) dwelling lands, and agricul- graphic features.

unit ture orranching Intended to allow extremely low-density residential
Secondary: development.
Accessory buildings Properties may be located in the Wildland Urban
and farm structures, .
animal keeping Interface and are not typically served by urban
utilities (though service may vary by location).
Relationship to 2006 Master Plan: Conserva-
tion Reserve (Private) is an established land use
category.
Zoning districts: CR, A
Minimum | Primary: Detached Large-lot residential development where rural de-

Low Density lacreper |single-family velopment standards generally apply (e.g. no curb/

Residential dwelling dwellings gutter/sidewalk, minimal street lighting).

(LDR) unit Secondary: Intended to protect the character of existing neigh-
Accessory dwellings, borhoods with single-family homes on large (1 acre
schools, parks and or more) lots.
ass.o.c!ated recreation Clustering of residential units is encouraged as a
facilities, and open .

means of preserving natural landscapes.
space
Relationship to 2006 Master Plan: Low Density
Residential combines the existing Rural Residential
with the existing Low Density Residential category.
Zoning districts: SF1A, SF2A, SF5A, MH1A, MHP
94 ADOPTION DRAFT FEBRUARY 2025
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TABLE 1: LAND USE CATEGORY DESCRIPTIONS

Land Use Categories

Range of
Land Use - .
Density/ Uses Characteristics
Category e
2-8 Primary: Detached Residential development containing a mix of
Medium dwelling single-family housing types and lot sizes in a neighborhood
Densit units per dwellings, attached setting, typically connected by sidewalks.

S acre single-family . . .
Residential dwellines. and Intended to provide a variety of lot sizes and
(MDR) &% housing types within the City’s Urban Services

duplexes
Boundary.
Secondary: . Neighborhoods should, where practicable, have
Accessory dwellings, . o o .
access to bike and trail infrastructure in line with
schools, parks and . e
. . the recommendations of the Unified Pathways
associated recreation
i . Master Plan.
facilities, multi-use
pathways, places of Relationship to 2006 Master Plan: Medium
worship, and other Density Residential is an established land use
civic uses category.
Zoning districts: SF21, SF12, MH12, SF6, MH6,
MFD, RO
- 8-36 Primary: Detached Residential development containing a mix of
High Density dwelling single-family higher-density housing types in a compact, urban
Residential | Units per dwellings on small neighborhood setting.
(HDR) acre lots, attached single- Intended to create opportunities for higher-density

family dwellings,
quadplexes,
apartments, and con-
dominiums

Secondary: Schools,
parks and associated
recreation facilities,
multi-use pathways,
places of worship,
civic uses, and some
personal service or
retail uses

housing within the City’s Urban Services Boundary.

The creation of neighborhood-serving commercial
uses may be appropriate at the intersection of two
arterial streets or an arterial and collector street.

Neighborhoods should, where practicable, have
access to bike and trail infrastructure in line with
the recommendations of the Unified Pathways
Master Plan.

Relationship to 2006 Master Plan: High Density
Residential is an established land use category.

Zoning districts: MFD, MFA
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TABLE 1: LAND USE CATEGORY DESCRIPTIONS

Range of
Land Use . ..
Density/ Uses Characteristics
Category e
Mixed-Use
- Varies by Primary: Civic, Traditional downtown urban fabric with a compact,
Downtown character | cultural, retail, bicycle- and pedestrian-friendly scale and street
Mixed-Use area service, office, grid.
(DTMU) casmos,.hotel/ Intended to allow for and encourage a broad mix of
convention, and uses, including high-density residential
financial institu- ’ gNig y )
tions, medium- to Development should highlight the area’s unique
high-density housing historic and cultural character and include
types. gathering spaces for broader community.
Secondary: Plazas, Relationship to 2006 Master Plan: Downtown
squares, and pocket Mixed-Use is an established land use category.
parks Zoning Districts: DT-MU, RO, MFA, GO, RC
- Varies by Primary: Retail, A mix of commercial, retail, and medium- to
Corridor location commercial, high-density residential uses located along arterial
Mixed-Use and devel- | office, medium- and collector streets.
(cMu) Sg:zsstt ;c;:;gi:_dtenselzysuch Intended to allow for the vertical or horizontal mix
& types, of uses on a single site.
as apartments and
live/work units, Mixed-use development should be located where it
and light-intensity may be readily served by existing or future transit
industrial uses and should be designed with clear bicycle and
Secondary: Pocket pedesFrlan connections to transit stops and sur-
rounding development.
parks, squares,
plazas, multi-use Relationship to 2006 Master Plan: Corridor
pathways, schools, Mixed-Use is a new land use category which
places of worship, replaces Mixed-Use Commercial, Mixed-Use
and other public Residential, Neighborhood Commercial, and
uses, and senior Community/Regional Commercial.
housing faC|l|'t|es are Zoning districts: GC, RC, TC, MFA
also appropriate.
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TABLE 1: LAND USE CATEGORY DESCRIPTIONS

Range of
I(.:aar:S Uosre Density/ Uses Characteristics
gory Size
Employment
aries by rimary: Medica oncentrated areas of medical-oriented uses tha
Varies b Pri Medical C trated f medical-oriented that
Medical location facilities and offices, may include complementary commercial and retail
(MED) and devel- | professional offices, services.
opment and educational . .
context facilities Access to alternative means of transportation
should be provided, where practicable, such as
Secondary: Compli- through transit service or pedestrian and bicycle
mentary commercial facilities.
services, such as Relationship to 2006 Master Plan: Medical is a
restaurants and . .
. new land use category which replaces Mixed-Use
small-scale retail
Employment.
Zoning districts: RC, PR, MFA, RO
Varies by Primary: Light Intended to provide concentrated areas of light
L location manufacturing, industrial uses, combined with a mix of comple-
:: Zx-str' L and devel- | processing, whole- mentary commercial and retail services.
ndustria s ’
(FLEX) ggr:]:ee;tt saling, flex space, Activities typically take place indoors, though
and offices. outdoor storage or other activities may be
Secondary: Compli- permitted subject to landscaping, screening, or
mentary commercial other compatibility standards.
services, such as Relationship to 2006 Master Plan: Flex-Indus-
restaurants and. trial is a new land use category which replaces
small-scale retail Mixed-Use Employment.
Zoning districts: RC, PR, MFA, RO
- N/A Primary: Light and Industrial development on lots that vary in size
Industrial heavy manufactur- (though most have an area of at least one-half acre)
(IND) ing, research and located near interstates, highways, and/or arterial
development labo- streets.
ratorlesf assembly, Intended to provide opportunities for more
processing, ware- . .
. . intensive work processes that may produce
housing and dis- . . )
L excessive noise, odors, or heavy truck traffic.
tribution, storage,
and other industrial Relationship to 2006 Master Plan: Industrial is an
services and established land use category.
operations Zoning districts: GI, LI, GIA, AIP
Secondary: Airport
supportive uses and
commercial uses
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TABLE 1: LAND USE CATEGORY DESCRIPTIONS

Range of
Land Use - —
Category Dgansny/ Uses Characteristics
Size
Public/Civic
N/A Primary: Schools, Properties that serve the public interest through
Public/Quasi- government offices, civic, educational, essential service, or some other
Public (P) community centers, means.
f!re st§t|ons, a|rp9rt, Intended to identify areas and services provided by
libraries, cemeteries. the City, special districts, or quasi-public organiza-
Also include facilities . Y, 5P »0rq P &
. tions.
needed for essential
public services such Access to alternative means of transportation
as electrical sub- should be provided, where practicable, such as
stations, water and through transit service or multi-use paths.
wastewater‘fa.cll|t|es, Relationship to 2006 Master Plan: Public/Institu-
and other similar . . .
Uses tional is an established land use category.
Zoning districts: P, PN, PC, PR
- N/A Primary: Arange Properties owned by the Washoe Tribe are

Washoe Tribe
(WT)

of residential and
non-residential uses
associated with the
Washoe Tribe.

considered to be under tribal sovereignty and as
such are not within the City’s jurisdiction.

Proposed land use changes occurring adjacent to
Washoe Tribe properties will require coordination
with the Tribe’s designated planning representa-
tive.

Relationship to 2006 Master Plan: Washoe Tribe is
an existing land use category.

Zoning districts: N/A

98

ADOPTION DRAFT

FEBRUARY 2025

160



TABLE 1: LAND USE CATEGORY DESCRIPTIONS

Range of
Density/
Size

Land Use
Category

Uses

Parks, Recreation, and Open Lands

Characteristics

Land Use Categories

- N/A Primary: Parks, Parks and recreational facilities provided by the
Parks and multi-use pathways, City, however, privately operated facilities that
Recreation trails.a.n‘d recreation- serve recreational needs, such as golf courses, are
al facilities also included.
(PR)
Secondary: Intended to provide for the active and passive rec-
Municipal wells, reational needs of the community.
maintenance Areas designated as PR on the Land Use Map
buildings, or other should align with the City’s Parks and Recreation
utility structures Master Plan.
Relationship to 2006 Master Plan: Parks and
Recreation is an established land use category.
Zoning districts: N/A
- N/A Primary: Publicly Intended to provide wildlife habitat, view

Open Space
(0s)

owned and
accessible lands
preserved by

the City, other
government
agencies, or as part
of a private develop-
ment (e.g. planned
unit development)
for conservation,
resource protection,
or recreational use.

Secondary:
Multi-use pathways,
trails, and utilities
(e.g. municipal
wells or other utility
structures).

protection and/or recreational linkages between

different areas of the City.

Public access may be provided with designated
trails or bicycle facilities; however, in other areas
lands may be left intact as visual buffers along an
important scenic corridor or gateway, or to protect
significant ridgelines visible from various areas of

the community.

May be purchased outright by the City for public
use, donated to private land trusts, or protected
using another method, such as conservation
easements, signage restrictions, and design

controls.

Areas designated as OS on the Land Use Map
should align with the City’s adopted Open Space

Plan.

Relationship to 2006 Master Plan: Open Space is
an established land use category.

Zoning districts: OS, P, PN, PC, PR
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TABLE 1: LAND USE CATEGORY DESCRIPTIONS

Land Use
Category

State and
Federal
Lands (SFL)

100

Range of
Density/
Size

N/A

Uses

Primary: Publicly
owned and
accessible lands
preserved for con-
servation, resource
protection, or
recreational use by
the Bureau of Land
Management (BLM),
United States Forest
Service (USFS), or
State of Nevada
Forest Service
(SNFS).

Secondary: Utilities
(e.g. municipal
wells or other utility
structures).

ADOPTION DRAFT

Characteristics

Properties owned by state and federal agencies,
such as the Bureau of Land Management (BLM),
United States Forest Service (USFS), or State of
Nevada Forest Service (SNFS) for the purpose of
conservation, resource protection, or for recre-
ational use.

Intended to provide natural resource protection,
view protection, and protection of steep slopes or
other sensitive areas.

Active uses include unimproved trails for hiking,
biking, equestrian use, and off-road vehicle use.

Public access is generally provided through formal
or informal trails and roadways; however, in other
areas lands may be left intact as visual buffers
along an important scenic corridor or gateway, or
to protect significant ridgelines visible from various
areas of the community.

Relationship to 2006 Master Plan: State and
Federal Lands is a new land use category which
replaces the Public Conservation category.

Zoning districts: PR
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| LAND USE POLICIES

The land use policies contained in this section are intended as
a guide for future development and should be used in con-
junction with the other policies contained in this Master Plan.

RESIDENTIAL

The Land Use Map identifies four residential use designations:
Conservation Reserve (Private), Low Density Residential,
Medium Density Residential, and High Density Residential.
Residential land use categories are intended to protect the
character of established neighborhoods and provide oppor-
tunities for new residential development. While some com-
plementary uses are permitted within the residential land use
categories, the overall use mix of these categories is intended
to be predominantly residential. Specific policies for each resi-
dential category are provided below.
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RESERVE
[(PRIVATE) (CR)

CR 1.1—Characteristics

The CR category provides an opportunity for large-lot sin-
gle-family housing in the Wildland Urban Interface. Lot sizes
and layouts for CR developments will vary depending on
significant environmental and topographical constraints
(e.g. floodplains, steep slopes, or access constraints). Urban
utility services are not common in the CR category, but
access may vary by location. While properties are entitled
to residential development based upon their current
zoning, maintaining these properties in their natural state
where possible is desirable through the use of conservation
easements, purchase, or other means.

CR 1.2—Density

The CR category requires a minimum lot size of 20 acres per
dwelling unit.

CR 1.3—Location

CR development is typically located outside the Urban
Services Boundary and within the Wildland Urban Interface.
These properties may be constrained by the existence of
floodplains or other environmental, geologic, or topographi-
cal features.

CR 1.4—Access

Access road and driveway configurations should follow

the natural contours of topographic features to avoid con-
straints, minimize slope disturbances, and conserve natural
features and vegetation.
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Land Use Policies

LOW DENSITY
RESIDENTIAL (LDR)

LDR 1.1—Characteristics

LDR neighborhoods will primarily include single-family
residences; however, the designation allows for a range
of complementary uses including accessory dwelling
units, schools, parks, and open space. Rural development
standards generally apply (e.g., no curb and gutter or
sidewalks, minimal street lighting).

LDR 1.2—Density

The LDR designation requires a minimum lot size of one
acre. Lot sizes for new development should vary where
possible in response to the surrounding development
context. For example, larger lots may be used to provide a
transition between RR developments and open lands, while
one-acre lots are more appropriate where large-lot residen-
tial developments abut more urban development intensi-
ties.

LDR 1.3—Location

LDR neighborhoods are generally located at the urban fringe
and are often located adjacent to conservation and open
space uses. In some cases, LDR development serves as a
transition between MDR or HDR neighborhoods and open
space or public lands.

LDR 1.4—Cluster Development

Clustering of residential units is encouraged as a means of
preserving open spaces, creating transitions between urban
development intensities and open lands, and providing
open space for the common use and enjoyment of residents.
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LDR
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LDR 1.5—Compatibility with Rural Uses

The rural character of established neighborhoods within the
LDR designation should be preserved. Lot splits and infill de-
velopment should be avoided in areas where increased density
would create potential conflicts with equestrian and small-scale
livestock uses.

LDR 1.6—Infill Adjacent to Established Neighborhoods

Infill development on parcels that abut established LDR neigh-
borhoods should be designed to minimize impacts on the
character of established neighborhoods. This may be accom-
plished through the use of similar housing types, lot sizes, or
other development characteristics along the shared edge, open
space buffers, or other reasonable means of promoting compati-
bility, while recognizing that the overall density of infill develop-
ment may be higher than the density of the existing neighbor-
hood.

LDR 1.7—Infill Within Established Neighborhoods

Infill development that occurs on one or more vacant lots
within established LDR neighborhoods should be designed to
complement the scale and massing of existing adjacent homes.

LDR 1.8—Access and Circulation

Access road and driveway configurations should follow the
natural contours of topographic features to minimize slope
disturbances, maximize scenic views, and conserve natural
features and vegetation. LDR neighborhoods will be required
to have multiple vehicular access points to ensure the safety
of residents in the event of an emergency, such as a wildfire or
flood.

LDR 1.9—Parks, Open Space, Multi-Use Paths, and
Trailheads

Where applicable, connections to existing/planned pathways
should be provided and existing or planned public land access
points maintained as part of future infill or redevelopment.
Amenities should be sited according to the City’s adopted Parks
and Recreation Master Plan and Unified Pathways Master Plan.
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RESIDENTIAL (MDR)

MDR 1.1—Characteristics

MDR neighborhoods should contain a mix of single-fam-

ily residences, duplexes, and townhomes on individual

lots. New MDR neighborhoods should be oriented around
neighborhood-serving parks, recreation facilities, or other
community gathering spaces that are tailored to each neigh-
borhood’s size, development intensity, target market, and
surrounding context.

MDR 1.2—Density

The MDR designation allows for densities of two to eight
dwelling units per acre.

MDR 1.3—Location

MDR neighborhoods should be located within the City’s
Urban Services Boundary. These neighborhoods should also
be located near arterial streets and be bounded by collector
streets where possible.

MDR 1.4—Variety of Housing Models

The incorporation of a variety of housing models and design
characteristics is strongly encouraged in new MDR neigh-
borhoods to promote visual interest, establish or reinforce
neighborhood identities, and avoid monotonous streets-
capes.
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MDR 1.5—Variety of Housing Types

MDR neighborhoods may incorporate a variety of housing types,
such as detached single-family homes, attached single-family
homes, and duplexes.

MDR 1.6—Infill Adjacent to Established Neighborhoods

Infill development on parcels that abut established MDR neigh-
borhoods should be designed to minimize impacts on the
character of established neighborhoods. This may be accom-
plished through the use of similar housing types, lot sizes, or
other development characteristics along the shared edge, open
space buffers, or other reasonable means of promoting compati-
bility, while recognizing that the overall density of infill develop-
ment may be higher than the density of the existing neighbor-
hood.

MDR 1.7—Infill Within Established Neighborhoods

Infill development that occurs on one or more vacant lots
within established MDR neighborhoods should be designed to
complement the scale and massing of existing adjacent homes.
Additional considerations may apply to properties within the
Historic District.

MDR 1.8—Access and Circulation

MDR neighborhoods should be designed using an interconnect-
ed network of streets to provide efficient connections between
uses and to accommodate vehicular, bicycle, and pedestrian
circulation. Developing isolated neighborhood street networks
that only serve small segments of a particular development is
strongly discouraged. Direct pedestrian connections to adjacent
neighborhoods, commercial, and civic uses should be provided,
as should linkages to existing and planned trail systems.

MDR 1.9—Parks, Open Space, Multi-Use Pathways, and
Trailheads

In established MDR neighborhoods, connections to existing/
planned pathways should be provided and existing or planned
public land access points maintained as part of future infill or
redevelopment. Amenities should be sited according to the
City’s adopted Parks and Recreation Master Plan and Unified
Pathways Master Plan.
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HDR 1.1—Characteristics

The HDR designation is intended to provide opportunities
for higher density neighborhoods in an urban setting. HDR
developments generally have shared parking and recreation-
al facilities.

HDR 1.2—Density

The HDR designation allows for densities between eight and
36 dwelling units per acre.

HDR 1.3—Location

HDR neighborhoods are located within the City’s Urban
Services Boundary and are typically near arterial and
collector streets, sometimes providing a transition between
commercial or mixed-use areas and lower density neighbor-
hoods. HDR neighborhoods should not be located in settings
where the only access provided consists of local streets
passing through lower density neighborhoods.

HDR 1.4—Building Massing and Form

Infill projects should be compatible with the established
mass and scale of other buildings along the block. HDR de-
velopment that abuts lower-intensity, established residen-
tial neighborhoods should provide transitions in massing
and height or buffer areas to create separation. Variation in
color, building forms, and other design features should be
incorporated to create visual interest.
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HDR 1.5—Neighborhood Commercial Uses

The establishment of small scale, neighborhood-serving
commercial uses may be appropriate as part of HDR neighbor-
hoods where HDR designated property abuts the intersection of
two arterial streets, or an arterial and collector street.

HDR 1.6—HDR 1.5—Access and Circulation

HDR neighborhoods should be designed using an interconnect-
ed network of streets to provide efficient connections between
uses and to accommodate vehicular, bicycle, and pedestrian
circulation between multiple buildings in a larger development.
Developing isolated neighborhood street networks that only
serve small segments of a particular development is strongly
discouraged. Direct pedestrian connections to adjacent neigh-
borhoods, commercial, and civic uses should be provided, as
should linkages to existing and planned trail systems.
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The Land Use Map identifies two mixed-use land use
categories: Downtown Mixed-Use and Corridor Mixed-Use.
These categories and their associated policies reflect the
City’s desire to establish a more diverse mix of uses within
the Urban Services Boundary and to make efficient use of the
City’s limited developable land by encouraging the creation
of employment opportunities, diverse housing types, and an
array of commercial services that can meet many residents’
day-to-day needs. Specific policies are provided for each
category below, along with several generally applicable
policies for all mixed-use developments.

GENERAL POLICIES APPLICABLE TO BOTH
MIKED-USE CATEGORIES:

MU 1.1—Vertical Mixed-Use

Vertical mixed-use development integrates two or more land
use types within a single, multi-story building. Typically,
uses that generate more pedestrian activity and vibrancy
(e.g., restaurants, retail stores) are located at the street

level and less active uses (e.g., offices, residential units)

are located on upper floors. Parking facilities are often
shared between the uses and may include an integrated or
attached parking structure in a more urban context, such as
Downtown.
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MU 1.2—Horizontal Mixed-Use

Horizontal mixed-use development includes the co-location
of several types of uses or buildings as part of a cohesive de-
velopment in proximity to each other; however, each building
maintains its own separate use. Parking facilities are typically
centrally located surface lots and are shared between uses.

MU 1.3—Access and Circulation

Mixed-use development should be designed using an inter-
connected network of streets to provide efficient connections
between uses and to accommodate vehicular, bicycle, and
pedestrian circulation, as well as existing or future transit
service. Direct vehicular and pedestrian connections to adjacent
neighborhoods, commercial, and civic uses should be provided,
as should linkages to existing and planned trail systems.
Mixed-use development should be integrated with the surround-
ing development in terms of its circulation and access, rather
than isolated from it.

MU 1.4—Parking Location and Design

Off-street parking for mixed-use developments should be
located behind buildings and away from primary street
frontages, or within a parking structure. The use of on-street
parking, shared parking, or similar tools to provide a portion of
the required parking for mixed-use developments is strongly
encouraged, where practicable, to free up private property for
uses aside from surface parking lots.

MU 1.5—Structured Parking

Structured parking garages, often necessary to support more
intense mixed-use developments, should be designed with a
similar level of architectural detail as the main building. In-
corporating active uses, such as retail spaces, into the ground
floor of parking structures is strongly encouraged, particularly
Downtown.
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See also, policy 6.3c and
Downtown Character Areas
Map

DOWNTOWN MIKED-
USE (DTMU)

DTMU 1.1—Characteristics

The DTMU designation is intended to allow for and
encourage a broad mix of uses while respecting the historic
context of the area and creating an inviting, pedestri-
an-friendly environment. Downtown is comprised of a series
of smaller character areas or districts, and is home to some
of the City’s most significant historic resources, including the
State Capitol building and grounds.

DTMU 1.2—Scale of Development

The DTMU designation is intended to encourage an urban
pattern of development Downtown. Building heights will
vary by Downtown Character Area. Development abutting
lower-intensity, established residential neighborhoods
should provide transitions in massing and height.

DTMU 1.3—Location

The DTMU designation is provided specifically for the City’s
historic Downtown area as delineated on the Land Use Map.
It is generally focused along Carson Street between John

Street, South Stewart Street, Roop Street, and Curry Street.

DTMU 1.4—Mix of Uses

DTMU development should include an integrated mix of
civic, cultural, retail, service, entertainment, office, and res-
idential uses. Uses that generate higher levels of pedestrian
activity, such as shops and restaurants, should generally
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See also, policy 6.3¢
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be concentrated at the street-level, particularly along primary
street frontages. However, street-level activation may also be
accomplished through the use of public art, outdoor seating,
plazas, or other design features.

DTMU 1.5—Historic Resources

The rehabilitation and/or adaptive reuse of existing structures,
particularly those with historic significance or character, is
strongly encouraged to allow Downtown to maintain an identity
that represents a range of architectural eras and that is unique
to Carson City.

DTMU 1.6—Large-Scale Infill and Redevelopment

Large-scale infill and redevelopment projects (such as the
planned State Office Complex expansion, future civic facilities,
convention space, or similar projects) that involve the consoli-
dation of multiple blocks within the Downtown Area can have

a significant visual and physical impact on the character of
Downtown. Careful consideration should be given to projects

of this magnitude to ensure they are designed to complement
Downtown’s urban, pedestrian-friendly context by incorporating
clear pedestrian connections to the surrounding area, establish-
ing strong relationships between buildings and the street, and
minimizing the impacts of parking on primary street frontages.

DTMU 1.7—Relationship to Surrounding Development

Development should transition to a smaller scale at the
periphery of Downtown, particularly where it abuts historic
residential neighborhoods to the west, the Capitol building, or
other historic structures. Transitions can be accomplished by
stepping down the height of taller structures to meet residences,
providing similar uses along the shared border, or similar
means.

DTMU 1.8—Public Spaces

Public art and gathering spaces, such as outdoor plazas, pocket
parks, and other amenities should be incorporated to enhance
the pedestrian environment and provide Downtown residents
and visitors with access to outdoor spaces.
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CMU 1.1—Characteristics

The CMU designation is intended to encourage a mixed-use
pattern of development along the City’s high traffic
corridors. These sites will be characterized by a mix of office,
retail, light industrial, and service uses alongside high-densi-
ty housing options—creating a diverse mix of uses that make
it possible to live, work, and meet day-to-day needs within a
single neighborhood. CMU development should incorporate
bicycle- and pedestrian-friendly design elements and should
be designed with clear connections to surrounding develop-
ment and transit stops.

CMU 1.2—Scale of Development

Building heights in the CMU designation will generally range
from one to four stories; however, higher-density residential
development or buildings containing a vertical mix of resi-
dential and non-residential uses may be eligible for greater
building heights through the Special Use Permit process.
Development abutting lower-intensity, established residen-
tial neighborhoods should provide transitions in massing
and height.

CMU 1.3—Location

CMU development will generally be located along arterial
and collector streets. These developments should be
designed so that they may be served by existing or future
transit.
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CMU 1.4—Mix of Uses

CMU developments should generally provide a mix of retail,
service, and office uses in combination with high-density res-
idential uses. Single-use development may be considered

based on site constraints or to accommodate opportunities for
affordable or workforce housing. Higher intensity uses, such

as commercial service, retail, and high-density residential uses
should be concentrated along gateway corridor frontages and
near major intersections to leverage access and visibility. Where
a vertical mixed-use pattern is employed, active uses (e.g.,

retail and restaurants) should be located on the ground floor of
buildings, with residential and office uses occurring on upper
floors. When utilizing a horizontal mixed-use pattern, residential
uses should be physically integrated with non-residential uses
and should be used to provide transitions and create a visual
link to surrounding neighborhoods. Placing residential and
non-residential uses adjacent to one another, but separating
them by fences, walls, or other barriers and a lack of street or
pedestrian connections does not constitute an integrated mix of
uses.

CMU 1.5—Mix of Housing Types

The CMU designation is intended to accommodate a range of
higher-density housing types, such as apartments, condomini-
ums, and live-work units.

CMU 1.6—Large Format Retail or Multi-family
Development

Large format retail and multi-family residential development
uses may be permitted as a standalone use in CMU areas
provided all other applicable mixed-use policies are addressed.
An emphasis should be placed on creating a pedestrian-friendly
environment in key locations on the site. This may be accom-
plished by organizing secondary pad sites in a manner that
creates more defined street frontages and outdoor gathering
spaces and by establishing direct pedestrian linkages between
uses.
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CMU 1.7—Design Standards

CMU developments shall be required to meet Carson City’s De-
velopment Standards to address compatibility with surround-
ing areas, foster quality design, and mitigate negative visual
impacts such as uninterrupted wall planes, parking areas, and
service and loading areas. The City’s design standards apply to
all commercial, office, multi-family, public, industrial, and insti-
tutional development.

CMU 1.8—Relationship to Surrounding Development

Most CMU development will occur through infill and redevel-
opment within established areas of the city. Creating a strong
physical and visual relationship to adjacent neighborhoods will
be an important consideration, as opposed to simply walling off
individual pods of development. One or more of the following
techniques should be employed as necessary to achieve this
objective:

« Locating smaller-scale residential uses (e.g., townhomes)
along the shared boundary of the CMU development and
the adjacent neighborhood to promote a more seamless
transition between uses;

« Clustering taller structures (e.g., three stories or more) near
the primary arterial street and stepping down the height of
structures as they approach adjacent neighborhoods;

« Buffering surface parking, loading areas, and other areas of
potential friction from adjacent residences through the use of
fences, walls, landscaping, or other mechanisms;

+ Maintaining or establishing direct vehicular and pedestrian
access points to the surrounding neighborhood and adjacent
non-residential uses; and

« Ensuring that taller structures are compatible with airport
flight patterns and the standards of the Airport Overlay.

CMU 1.9—Access and Circulation

Access to CMU development occurring along major gateway
corridors should be consistent with adopted City and NDOT
plans, with modifications to accommodate safe pedestrian
access. Additional considerations should be made to align infill
and redevelopment of CMU sites with existing and proposed
multi-use pathways, as identified in the City’s Unified Pathways
Master Plan.
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CMU 1.10—Privately-Owned Public Spaces

Where appropriate, CMU developments should be encouraged
to incorporate privately-owned gathering spaces, plazas, and
pocket parks that are open and accessible to the public. These
types of spaces serve as urban recreational amenities for
residents that may not have access to larger community parks
without getting in their cars and generally promote increased
levels of pedestrian activity.

CMU 1.11—Parks, Open Space, and Pathways

CMU developments should provide connections to the City’s
pathways network as identified in the Unified Pathways Master
Plan.
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% The Land Use Map identifies three Employment categories:

Medical, Flex-Industrial, and Industrial. Employment uses
are intended to provide concentrated nodes of community
services and job opportunities. Policies for each category
are provided below, along with several generally applicable
policies for all employment developments.

GENERAL POLICIES APPLICABLE TO ALL
EMPLOYMENT CATEGORIES:

E 1.1—Access and Circulation

Clear, safe, and direct bicycle and pedestrian connections
should be provided through parking areas to building
entrances and to surrounding neighborhoods or streets.

E 1.2—Parking Design and Location

Surface parking lots should be broken into smaller sections
divided by landscaping and pedestrian walkways that are
physically separated from vehicular drive aisles. To the
maximum extent practicable, parking areas should be dis-
tributed between the front and sides of buildings, or sides
and rear, rather than solely in front of buildings.

E 1.3—Airport Compatibility

Development in airport critical flight path areas should be
sited and designed to avoid risks to flight safety or building
occupants, such as tall buildings, excessive reflectivity or
lighting, or high-occupancy uses.
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MED 1.1—Characteristics

The MED designation is intended to provide concentrated
areas of healthcare facilities. The MED designation provides
flexibility for the establishment of a variety of healthcare,
medical office, professional training, and supporting retail or
service uses.

MED 1.2—Scale of Development

Building heights in the MED designation will generally be one
to two stories; however, high-quality campus-style develop-
ments that represent a significant investment in Carson City
may be eligible for greater height. Development abutting
lower-intensity, residential neighborhoods should provide
transitions in massing and height.

MED 1.3—Location

Medical developments should have access to existing or
planned arterial and collector streets and should not rely on
local streets for primary access.

MED 1.4—Mix of Uses

Medical development may include hospitals/medical centers
and clinics, research and development facilities, educational
facilities, and offices. The incorporation of complementary
retail or service uses in combination with healthcare uses is
strongly encouraged.
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MED 1.5—Relationship to Surrounding Development

Medical development should be integrated with the surround-
ing neighborhood context rather than being walled off as
isolated pods of development, particularly when it occurs on
smaller sites within established areas of the city. One or more of
the following techniques should be employed as necessary to
achieve this objective:

« Locating less intensive, smaller-scale uses along the shared
boundary of the MED development where it abuts existing
residential dwellings to minimize potential impacts;

« Clustering taller structures (e.g., two stories or more) along
the primary street frontage and stepping down the height of
structures as they approach adjacent low-density residential
dwellings;

« Buffering surface parking, loading areas, and other areas of
potential friction from adjacent residences through the use of
fences, walls, landscaping, or other mechanisms; and

+ Maintaining or establishing direct vehicular and pedestrian e
access points to surrounding development areas.

MED 1.6—Parks, Open Space, and Pathways

Medical development should incorporate linkages to the sur-
rounding network of parks, open space, and pathways, as
identified in the City’s Parks and Recreation Plan and Unified
Pathways Master Plan.
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FLEX-
INDUSTRIALCFLEK)

FE 1.1—Characteristics

The FLEX designation is intended to provide concentrated
areas of light manufacturing, processing, wholesaling, flex
space, and offices, along with complimentary commercial
services, such as restaurants and small-scale retail.

FE 1.2—Location

FLEX uses should generally be located along arterial or
collector streets and should not rely on local streets for
primary access.

FE 1.3—Relationship to Surrounding Development

FLEX development should be oriented to minimize impacts
on adjacent residential neighborhoods. One or more of the
following techniques should be employed as necessary to
achieve this objective:

+ Conducting more intensive activities in enclosed areas;

« Locating less intensive, smaller-scale uses along the
shared boundary of the FLEX development where it
abuts established residential neighborhoods to minimize
potential impacts;

+ Buffering surface parking, loading areas, and other areas of
potential friction from adjacent residences through the use
of fences, walls, landscaping, or other mechanisms; and

+ Maintaining or establishing direct vehicular and pedestrian
access points to surrounding mixed-use and industrial
areas.
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IND 1.1—Characteristics

The IND designation is intended to provide locations for
light and heavy manufacturing, warehousing and distribu-
tion, indoor and screened outdoor storage, airport-related
industrial, and a wide range of other industrial services

and operations. Uses typically involve more intensive work
processes and may involve manufacturing or basic resource
handling.

IND 1.2—Location

Industrial uses should generally be located away from
residential neighborhoods, particularly those uses which
generate significant noise, odors, and other nuisances.
Industrial sites should be located near the interstate,
highway, or arterials capable of handling heavy truck traffic.
Light industrial uses can typically be located in areas that
also contain some commercial uses, and might benefit from
close proximity and better access to their local customer
base.

IND 1.3—Screening

Storage, loading, and work operations should be screened
from view along all industrial area boundaries (when
adjacent to non-industrial uses) and along all public streets.
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CHAPTER 11

PECIFIC PLAN
REAS




INTRODUCTION

Carson City adopted an ordinance effective July 17, 1995,
permitting the use of Specific Plan Areas (SPAs) within
the City’s Master Plan. Based on this ordinance, contained
in Chapter 18.02.070, of the City’s Municipal Code, three
Specific Plan Areas have been identified on the Land Use
Map. They include the following:

« Schulz Ranch Specific Plan Area (SR-SPA);
« Lompa Ranch Specific Plan Area (LR-SPA); and

« Eastern Portal—Virginia & Truckee Railway Gateway
Specific Plan Area (V&T-SPA).

A Specific Plan Area designation requires development
proposals within the area to be reviewed in a comprehen-
sive manner, based on a set of adopted policies. Policies
address planning issues or objectives specific to the
Specific Plan Area, and typically relate to topics such as
land use; community character and design; circulation and
access; parks and open space; infrastructure, services, and
facilities; and cultural and environmental resources.

The policies are not intended to be all encompassing;
rather, they are intended to provide a framework for the
development of an overall master plan for the area which
must be prepared prior to development. Upon adoption
of a Specific Plan Area application, the Land Use Map will
be updated and the revised policies incorporated into this
chapter.
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SCHULZ RANCH
SPECIFIC PLAN
AREA [(SR-SPA)

The intent of the Schulz Ranch Specific Plan Area (SR-SPA) is to
establish policies that provide a framework for the incorpora-
tion of additional housing in the area following the closure of
the race track in a manner that:

« Ensures the compatibility of future development with an
established suburban neighborhood in the area and future
development on adjacent property in Douglas County;

+ Protects the natural features of the site and of surrounding
lands;

+ Provides a distinct benefit to and protects the quality of
life for existing and future residents in the area; and

+ Ensures that appropriate public facilities and services will
be provided to serve the area.

I LOCATION AND APPLICABILITY

The SR-SPA is located south of Highway 580 between Bigelow
Drive and Center Street, as identified on the map on page 124.
While the SR-SPA is nearly built out, the policies in this Section
should continue to be used to review future site plans and
redevelopment proposals.
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Schulz Ranch Specific Plan Area (SR-SPA)

DEVELOPMENT CONTEXT

The SR-SPA abuts property owned by the Washoe Tribe to the
north, between Clear Creek and the Plan area. The Stewart
Facility, owned by the State, is located north of Clear Creek and
used for a variety of purposes, including State offices and training
facilities. Large lot residential developments surround the SR-SPA
to the east and south, including detached single-family homes
and manufactured homes. The land west of the SR-SPA is within
the North Douglas County Specific Plan Area. Most of the property
that abuts the SR-SPA to the west is slated for residential develop-
ment, including patio homes, duplexes, and townhomes.

SR-SPA LAND USE POLICIES

SR-SPA 1.1—Master Plan and Zoning Designation

Parcel A shall be designated Medium Density Residential (4 to 10
dwelling units per acre) on the Master Plan Land Use Map. Parcel
A shall be zoned Single-Family—6000 (SF6) on the official zoning
map of Carson City only upon approval of a tentative map for
the property on which the racetrack facilities are located. Devel-
opment of Parcel A will be by subdivision, planned unit develop-
ment, or common open space subdivision encouraging a devel-
opment with varying lot sizes.

SR-SPA 1.2—Variety of Lot Sizes and Setbacks

A variety of lot sizes shall be provided to allow for a gradual
transition in density between existing 1-acre lots and the more
urban development pattern permitted and to encourage a
diversity of housing types. To accomplish this, the following
standards shall apply:

+ Lots may range from 2,500 square feet to 1-acre in size;

« Subdivisions within Parcel A shall provide a minimum of three
distinctly different neighborhoods with different lot sizes;

« Smaller lots shall generally be located in the northwest
portion of Area A to provide a transition to larger lots adjacent
to existing one-acre residential lots.

o Avariety of setbacks is encouraged.
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o Where larger buffer lots are required on the perimeter
of Parcel A, setbacks from parcels in Area B shall be a
minimum of 30 feet, whether front or rear yards. Opposite
yards from those facing Area B may be a minimum of 20
feet. Side yards on such lots shall be a minimum of 10 feet.

o Where lots are 4,500 square feet or larger, minimum
setbacks are as follows: Front and rear yards: 15 feet; side
yards: 5 feet. A 20 foot driveway shall be provided from the
property line to the face of the garage.

o Where lots are smaller than 4,500 square feet, setbacks
may either conform to the standards for lots 4,500 square
feet or larger or alternative setbacks may be determined
with the tentative map submittal.

o Corner lots shall be larger, as necessary, to allow adequate
vehicle and pedestrian sight distance. Driveways, fences
and on-street parking shall not interfere with vehicle and
pedestrian sight distances.

For the purposes of satisfying the above standards, a distinctly
different lot size shall vary by a minimum of 500 square feet
from other lot sizes provided. Larger lots may be used around
the perimeter as a transition.

SR-SPA 1.3—Phasing of Development

A phasing plan for Parcel A shall be submitted for review and
approval with any development application for that area. For
any subdivision of property on Parcel A to lots of less than one
acre in size, the property on which the race track facilities are
located shall be identified and developed as part of the overall
development plan. Prior to the issuance of the first certificate
of occupancy within Parcel A, the racetrack shall cease all
operations.

SR-SPA 1.4—Disclosure of Adjacent Uses

The sale of homes within Area A shall include a disclosure that
properties in the vicinity are permitted to keep horses and other
livestock and the property may be impacted by odors, dust,
noise and other affects associated with the keeping of livestock
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SR-SPA CIRCULATION AND ACCESS POLICIES

SR-SPA 2.1—Interconnected Street Network

An interconnected system of streets shall be established to
provide efficient on and off-site connections, disperse traffic,
and accommodate a variety of modes of transportation
including motor vehicles, bicycles, and pedestrians. Developing
isolated neighborhood street networks that only serve small
segments of a particular development or the SPA is strongly
discouraged. All local residential streets shall provide both sides
on-street parking.

SR-SPA 2.2—Topsy Lane Connection

Right-of-way for the extension of Topsy Lane, through Parcel

A, from Center Drive to Schulz Drive shall be provided (at a
minimum) to collector street standards. The street section shall
include a bicycle lane on both sides of the street. A non-stan-
dard sidewalk/pathway, 8 feet in width, separated from the
roadway with a minimum landscape buffer of 5 feet, shall be
provided on one side of the street. The Topsy Lane extension,
including linear park and multi-use trail facilities, may be con-
structed in one or two phases, provided that the first phases

of development are served by at least two paved accesses

per Carson City standards. If the extension is constructed in
two phases, the final improvement plans that complete the
connection shall be submitted with the final map containing the
251st lot.

SR-SPA 2.3—Pedestrian and Bicycle Connections

A system of pedestrian and bicycle connections shall be
provided as specified on the City’s adopted Unified Pathways
Master Plan to establish visual and physical connections to and
between the following:

+ Any sidewalks, trails, or walkways on adjacent properties that
extend to the boundaries shared within the development;

« Any adjacent public park, open space, or civic use including
but not limited to schools and public recreation facilities;

Edmonds Sports Complex;

Stewart Facility;

Clear Creek Corridor;
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« Bigelow Drive and Center Drive;

« Future City Recreation Center;

V&T right-of-way along the Carson River; and

North Douglas County Specific Plan open space areas.

SR-SPA 2.4—Traffic Analysis

An evaluation of the condition of Bigelow Drive and Center Drive
shall be conducted in conjunction with a traffic analysis upon
review of the development plan for Parcel A to determine the
impacts and adequacy of the existing roads to accommodate
additional traffic. Developer participation in any necessary
upgrades to the roadways to accommodate the additional traffic
generated from the development may be considered based on
the results of the road evaluation and traffic study.

SR-SPA COMMUNITY CHARACTER AND DESIGN
POLICIES

SR-SPA 3.1—Varied Streetscapes

To promote more interesting streetscapes and offer consumers
a wider choice of housing styles, a variety of home models shall
be provided. The accomplish this, the following standards shall

apply:

+ Subdivisions with 150 or more units shall provide a minimum
of four distinctly different homes models.

« Subdivisions with less than 150 units shall provide a minimum
of 3 distinctly different homes models.

For the purposes of satisfying the above standard, each
model home elevation shall distinctly differ from other home
elevations in a minimum of three of the following areas:

+ The placement of all windows and doors on the front facade
elevation.

+ The use of different materials on the front facade elevation.

« Substantial variation in the location and/or proportion of
garages and garage doors.

o The width of the front facade elevation must differ more
than two feet.
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o Variation in the location and proportion of front porches.

o Substantial variations in roof-lines and/or in the angle of
roof runs.

o Use of roof dormers.

o Avariation of building types, i.e., ranch, two-story, and
split level.

o Window shapes that are substantially different.
o Use of different roof materials.
o Other distinct design variations approved by the City.

+ Additionally, new residential structures on lots 70 feet or wider
shall use a minimum of three of the following techniques and
new residential structures on lots narrower than 70 feet shall
use a minimum of two of the following techniques to reduce
the prominence of garages, promote pedestrian activity and
create visual diversity in the neighborhood:

o House forward - Living areas that extend a minimum of five
feet in front of the garage face.

o Front porches — A 60 square foot or larger covered front
porch that extends a minimum of 6 feet in front of the
living area.

o Courtyards — A 60 square foot or larger front yard courtyard
with a hard finished floor surface (concrete, wood, brick,
pavers, etc.) and walls not exceeding three feet in height,
extending a minimum of three feet in front of the garage
face.

o Varied front setback - Front setbacks of adjacent homes
on the same side of the street vary by a minimum of three
feet.

o Garage orientation - Garage doors that do not face
the street (i.e. provide side loaded garages) with front
elevations of garages that are architecturally consistent
with the living area front elevation.

o Reduced garage width - Garages that do not exceed 40%
of the front elevation.
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o Enhanced landscaping - On lots narrower than 70 feet, a

minimum of one additional 2-inch caliper tree is provided
in the front yard. On lots 70 feet or wider, a minimum
of two additional 2-inch caliper trees are provided in
the front yard. In addition, the entire front yard area is
landscaped and irrigated. A maximum 10% of the front
yard landscaping may consist of empty shrub beds with
landscape fabric and irrigation to provide homebuyers
with landscape options. Bare dirt shall be prohibited in
front yards.

o Front door path - A three foot or wider path that is
physically separated from the driveway is provided from
the sidewalk to the front door.

o Structure articulation - A minimum of four separate roof
planes are incorporated within the front elevation and the
front elevation contains a minimum of two wall planes that
are offset by a minimum of three feet.

SR-SPA 3.2—Building Orientation

Homes shall be oriented so as to not back (rear yards) onto
streets, excluding Topsy Lane and Center Drive. Individual
driveway access onto Topsy Lane/Race Track Road and Center
Drive is prohibited.

SR-SPA 3.3—Development Compatibility

A transition in development intensity shall be provided between
urban residential uses and rural residential uses. Transitions
may be accomplished through the use of open space buffers,
larger lot sizes, or a combination of these methods.

SR-SPA 3.4—Street Trees

Street trees shall be provided along the Race Track Road/Topsy
Lane connection between Schulz Drive and Center Drive, spaced
on average at 40-foot intervals. Species grouping and diversity is
encouraged.

SR-SPA 3.5—Front Yard Landscaping

Front yard landscaping and irrigation shall be provided by the
developer(s) of each subdivision. Landscaping shall include

a minimum of two trees (1-1/2 inch caliper deciduous or five
foot high evergreen) and 12 five gallon mix of evergreen and
deciduous shrubs. Evergreen trees shall be planted a minimum
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of 20 feet from back of sidewalks. Turf and/or groundcover areas
shall also be provided in the landscape alternatives. A minimum
of three typical landscape schemes for each neighborhood shall
be provided with development approval.

SR-SPA 3.6—Buffer Lots

Lots abutting existing residential parcels at the perimeter of
Area A shall be created as generally depicted in the conceptual
plan identified with this document and shall be limited to the
development of one-story homes.

SR-SPA PARKS AND OPEN SPACGE POLICIES

SR-SPA 4.1—Regional Open Space Network

Open space within the SR-SPA should serve as an extension

of open space designated within the North Douglas County
Specific Plan, creating a unified system that serves both Carson
City and Douglas County residents in the future. A Linear Park
connection adjacent to Topsy Lane/Race Track Road will be
provided to a centrally located neighborhood park within Parcel
A.

SR-SPA 4.2—Neighborhood Parks

A 3-1/2 to 5 acre neighborhood park shall be centrally located
within the Parcel A development area. The park will be
integrated into the overall layout and design of the surrounding
neighborhoods and function as a central component of a linear
park/pathway system that provides east-west and north-south
connectivity to Parks detention areas and adjacent properties.

SR-SPA 4.3—Parks Detention Basin/Natural Areas

Detention basin facilities will be required in the northern

and southern areas of Parcel A. The Parks and Recreation
Department is interested in these sites as park facilities
integrated into the neighborhood design and connected to

the neighborhood park via the linear park/pathway system.

A natural passive setting is anticipated at the site adjacent to
Clear Creek in the northern portion of Parcel A and a developed
passive setting is anticipated for the southerly site.
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SR-SPA 4.4—Linear Park/Pathway System

An east-west linear park/pathway system will be provided
adjacent to Topsy Lane/Racetrack Road. This will provide con-
nectivity for bicycle circulation via 5 foot on street bike lanes
and pedestrian connectivity via an 8 foot pathway on the south
side of the roadway section. The 8 foot pathway will be provided
within a 30-foot area to allow for a landscaped linear park.

The 30-foot width may be reduced near intersections where
additional lane width is required. A 10-foot wide landscaped
area will be provided on the north side of the roadway to
provide landscape continuity.

North-south circulation between the neighborhood park and
the detention basin parks will be provided adjacent to neigh-
borhood streets with a 10-foot landscaped parkway and 6 foot
sidewalk which will be incorporated into the parks system to
provide linear connectivity and continuity.

SR-SPA 4.5—Clear Creek Corridor

The Clear Creek corridor represents a valuable natural resource
and amenity for Carson City, the Stewart Facility, and this devel-
opment area. As a result, direct public access to the Clear Creek
corridor is important to the City. Incorporation of a detention
basin park in this area provides a creek crossing point for future
access to the Stewart Facility.

SR-SPA 4.6—Design Approval

Conceptual site designs for the neighborhood park, the linear
parks, and the detention basin parks will be presented to the
Parks and Recreation Commission, the Planning Commission,
and the Board of Supervisors for final approval.

SR-SPA INFRASTRUCTURES, SERVICES, AND
FACILITIES POLICIES

SR-SPA 5.1—Extension of Public Utilities

Municipal water and sewer facilities, as well as natural gas,
electric, and cable television services shall be extended to serve
the development.
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SR-SPA 5.2—Connection of Existing Residences to
Community Water and Sewer Facilities

Existing residences on individual wells and/or septic systems
shall not be required to connect to the municipal water and
wastewater facility as a result of the proposed development
within Areas A or B, except as may be required by the State of
Nevada or other Carson City ordinances or regulations.

SR-SPA CULTURAL AND ENVIRONMENTAL
RESOURCES POLICIES

SR-SPA 6.1—Clear Creek

The Clear Creek floodplain in the northeast portion of Area A
shall be retained in open space as part of the development, and
may be incorporated into the project stormwater and water
quality control facilities. The development shall meet all local,
state and federal requirements for drainage, stormwater mainte-
nance access and water quality control.

SR-SPA 6.2—Race Track Demolition

The developer shall be responsible for meeting all applicable
local, state and federal environmental laws in the removal of the
race track facilities.
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+« LOMPA RANCH
SPECIFIC PLAN
AREA (LR-SPA)

The intent of the Lompa Ranch Specific Plan Area (LR-SPA) is
to establish policies that provide a framework for the future
development of the area in a manner that:

« Provides for a comprehensive development plan for a
balanced mix of land uses and a variety of housing options;

+ Ensures the creation of cohesive neighborhoods within the
SPA;

+ Ensure adequate vehicular and non-motorized circulation
throughout the SPA;

« Ensures the compatibility of future development with es-
tablished neighborhoods in the area;

« Ensures that adequate public facilities and services will be
provided to serve the area; and

« Will not adversely impact the public health, safety, and
welfare.

LOCATION AND APPLICABILITY

The Lompa Ranch Specific Plan Area is located south of
Highway 50 East and north of Fairview Drive, as defined on
the map on page 135. The policies and guidelines contained
herein shall be applicable to all properties contained within
the Specific Plan Area boundary.
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Lompa Ranch SPA Map
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LR-SPA POLICIES

Development of lands within this Special Planning Area may occur

pursuant to the policies below. For areas where development
isn’t approved, adoption of an amended SPA and rezoning of
these areas will be required. The applicant shall have the burden
of proof to provide facts supporting the proposed amended SPA
and Zoning Map Amendment. For purposes of legal clarity, this
shallinclude the burden of going forward with the evidence and
the burden of persuasion on all questions of fact which are to be

determined by the Planning Commission and the Board of Super-

visors. Additionally, the applicant shall provide adequate infor-

mation in the application to support a positive finding with regard

to compliance with the following policies. The Commission and

Board shall determine if the information presented is adequate to

support their decisions with regard to compliance.

LR-SPA LAND USE POLICIES

LR-SPA 1.1—Specific Plan Area Requirement

The Master Plan Land Use Map identifies a mix of uses for the
property but is merely intended as a guide for future develop-
ment of the property. Prior to any development occurring on
the property, a new Specific Plan Area (SPA) must be approved
to more specifically establish land uses, densities, design

standards, and other standards pursuant to the general policies

of this SPA. The SPA shall modify the Land Use Map, as appro-
priate, to identify land use areas, parks, open space, drainage
facilities, etc. Appropriate zoning of the property may be
included as part of the SPA process.

LR-SPA 1.2—LR-SPA 1.2—Mix of Land Uses

The SPA encourages a mix of land uses, including a variety of
residential densities, employment/office uses and commercial
uses to serve the local neighborhood as well as the region. The
incorporation of higher density housing within the mixed-use

commercial area to complement retail and employment uses is
encouraged. The final SPA shall establish guidelines for the mix

of uses desired within the Activity Center and the appropriate

configuration (i.e. vertical or “stacked” mixed-use, or horizontal

or “side-by-side” mixed-use) of uses within it.
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LR-SPA 1.3—Mix of Housing Types

Arange of housing types shall be included in the SPA, including
single-family detached, single-family attached, duplexes,
multi-family residential units and housing included as part of
the mixed-use development to meet varying functional and
pricing needs. Single-family neighborhoods shall provide a
range of lot sizes.

LR-SPA 1.4—Compatibility with Existing Neighborhoods

Land use patterns and development intensity shall be designed
to provide for compatibility with existing, surrounding neigh-
borhoods, including consideration of lot sizes and development
intensities adjacent to existing residential neighborhoods.

LR-SPA CIRCULATION AND ACCESS POLICIES

LR-SPA 2.1—Roadway Linkages

The general vehicular circulation network shall be established
with the final SPA to connect neighborhood within the SPA and
surrounding neighborhood and shall include, at a minimum:

« A north-south collector between Highway 50 East and Fifth
Street;

« Connection of the north-south collector to Robinson Street;

« A collector from Fifth Street to Railroad Drive across the Linear
Park; and

« Other roadways and connections as required by a traffic study.

LR-SPA 2.2—Traffic Study Requirement

A traffic study shall be required for review with the final SPA. The
traffic analysis shall meet the requirements of the Carson City
Development Standards and shall be conducted for the buildout
of the entire SPA.

LR-SPA 2.3—Pedestrian and Bicycle Connections

Pedestrian and bicycle connections shall be provided to link all
internal neighborhoods to each other and all areas of the devel-
opment to:

« The linear park south of Fifth Street and along Fifth Street;
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Any commercial, mixed use or employment areas with the
SPA;

The Highway 50 East multi-use path;
The high school;
Saliman Street; and

Any internal trails, open space and parks provided as part of
the SPA development.

LR-SPA ENVIRONMENTAL POLICIES

LR-SPA 3.1—Floodplain and Drainage

.

The existing floodplain shall be identified based on FEMA
mapping with post-freeway drainage improvements for de-
velopment of the final SPA. To develop the property, drainage
improvements will be required to mitigate the 100-year
floodplain on the property. This may also require amending
the FEMA mapping through a letter map amendment process.
Once the new floodplain is determined, designated land use
intensities shall be developed outside this floodplain area.

An overall storm water management plan shall be developed
with the final SPA to ensure adequate drainage facilities to
serve the entire SPA area.

A detailed wetlands delineation shall be provided with the
final SPA identifying any areas that meet the Federal 404
definition of wetlands. Following wetland identification,

designated land use intensities shall be developed outside the

wetlands.

LR-SPA COMMUNITY CHARACTER AND DESIGN
POLICIES

LR-SPA 4.1—Quality Design

« The final SPA shall promote a variety and visual interest in the

design of new residential neighborhoods through the incor-
poration of varied lot sizes, building styles and colors, garage
orientation and other features.
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« The final SPA shall promote variety and visual interest in the
design of new commercial centers through the incorporation
of well-articulated building facades, clearly defined entrances
and pedestrian connections, landscaping and other features.

LR-SPA 5.1—Provision of Park, Multi-Use Paths and Open
Space Facilities

Parks shall be provided commensurate with demand created

by the SPA development consistent with the City’s adopted
Parks and Recreation Master Plan standards. Drainage and flood
control areas may be used as part of the parks and multi-use
trail system. Parks shall be connected to existing multi-use trail
facilities. Parks, open space and multi-use path areas shall be
generally depicted on the final SPA Land Use Plan.

LR-SPA PUBLIC UTILITIES, SERVICES, AND
FACILITIES POLICIES

LR-SPA 6.1—Extension of Public Utilities

Water, sewer, storm drainage, gas, electric, telephone and cable
television utilities shall be extended to serve the entire SPA and
shall be coordinated with the applicable providers to ensure
such facilities can be provided for the proposed development.

LR-SPA 6.2—Undergrounding of Utilities

All utilities, including electric, shall be extended underground
from their present locations to serve the development.

LR-SPA 6.3—School Facilities

The applicant shall work with the Carson City School District to
establish adequate school sites and facilities, as necessary, to
provide for adequate levels of service for the proposed develop-
ment.
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LR-SPA FIRE AND POLICE PROTECTION POLICIES

LR-SPA 7.1—Adequate Public Safety Facilities

Adequate police and fire protection needs to be established
within the SPA. Police and fire protection at an urban level of
service needs to be demonstrated. Any additional services or
facilities necessary to provide this level of service should be
established on a prorated basis to serve the entire SPA.

LR-SPA 7.2—Fire Station Location

The applicant shall work with the Carson City Fire Department
to identify potential fire station locations, including off-site
locations in the vicinity, to adequately serve the proposed SPA
development area.
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EASTERN PORTAL—

: VIRGINIA & TRUCKEE
RAILWAY GATEWAY
SPECIFIC PLAN

AREA [(V&T-SPA)

The purpose of the Eastern Portal—Virginia & Truckee Railway
Gateway Specific Plan Area (V&T-SPA) is:

« To provide for cohesive development within the area.
« To create a “gateway” into Carson City.

+ To protect economic development opportunities along the
highway corridor, particularly in conjunction with develop-
ment of the V&T Railway.

« To protect visual resources associated with the V&T
Railway route and terminal location.

+ To encourage public/private partnerships to facilitate
economic development and public purpose uses.

+ To encourage public/private cooperation in creating public
access, trails and recreational opportunities.

LOCATION AND APPLICABILITY

The Eastern Portal—Virginia & Truckee Railway Gateway
Specific Plan Area is located along Highway 50 East at the Lyon
County line, as defined on the map on page 142. The policies
and guidelines contained herein shall be applicable to all
properties contained within the Specific Plan Area boundary.
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Eastern Portal—Virginia & Truckee Railway Gateway Specific Plan Area (V&T-SPA)

BACKGROUND

The V&T Railway runs from Virginia City, crossing Highway 50

East and entering Carson City at the Lyon County border, past
private lands and BLM lands on the south side of Highway 50 East,
stopping in the East Gate Siding

The V&T Railway is a tourist attraction and a benefit to the local
economy. The visual experience of the train ride is a key element
in the success of the V&T. The Carson River corridor within Carson
City can be viewed as a specialty train, and is arguably the most
dramatic visual experience along the entire V&T route. The vistas
overlooking Carson City from the Eastern Portal gateway into
Carson City also offers magnificent views of Carson City and the
Sierra Nevada mountains beyond.

The route will also interface with private lands near the Lyon
County-Carson City border. The private lands at the Lyon County
border are mostly undeveloped, primarily due to the lack of
public water and sewer infrastructure to the area at the present
time. The Plateau residential development is this area is in the
process of bringing public water and sewer up Drako Way.

Therefore, Carson City finds it important to protect the visual
resources—and the V&T riders’ experience—along the V&T Railway
corridor. The following policies are recommended to facilitate this
protection and to maximize the long-term economic benefits of
the V&T Railway to Carson City and the region.
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V&T-SPA LAND USE POLICIES

V&T-SPA 1.1—Development Quality

Protect the scenic quality of the V&T experience with consid-
eration given for the views from the train route as well as the
terminal location by developing and adopting specific design
standards for commercial development and public-use develop-
ment within the V&T-SPA to protect the scenic quality of the V&T
route.

V&T-SPA 1.2—Zoning

Rezone the private lands in Carson City along Highway 50 East
from General Industrial to a commercial designation consistent
with the Master Plan Land Use Map.

V&T-SPA 1.3—View Corridors

Identify critical views of the landfill area from V&T route and
adjacent commercial areas and mitigate visual impacts through
the use of plantings, screening or other methods around the
landfill.

V&T-SPA 1.4—Compatibility with Adjacent Uses

+ Prohibit new uses on public lands within the V&T-SPA that
would conflict with the V&T and related commercial-tourism
in the vicinity, such as uses that generate excessive noise, dust
or odors, excluding the continued operation of the landfill;
and

« Consider limiting the use of public lands as part of any
proposed disposal of the BLM property into Carson City
ownership through a federal lands bill.
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Eastern Portal—Virginia & Truckee Railway Gateway Specific Plan Area (V&T-SPA)

V&T-SPA PARKS AND OPEN SPACE POLICIES

LR-SPA 2.1—Trail Facilities

The Parks and Recreation Department will continue to work
with the V&T Commission and V&T consultants in locating
appropriate trail facilities along the Carson River corridor
consistent with the V&T operation plans and the Unified
Pathways Master Plan.

VaT-SPA CULTURAL AND ENVIRONMENTAL
RESOURCES POLICY

V&T-SPA 3.1—Carson River Corridor

Encourage continued cleanup and patrol of the Carson River
corridor to protect the scenic resource through partnerships
with public and private agencies.

V&T-SPA COORDINATION POLICIES

V&T-SPA 3.2—Coordination

Encourage continued collaboration with Lyon County and
Storey County to minimize land use conflicts along the V&T
corridor.
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OVERVIEW

-; A key aspect of this Master Plan is how it will be carried out
. afteritis adopted. To effectively implement the goals and
policies of this Plan, it is necessary for the City to identify

, the types of actions required and determine the priority
and timing of the actions so the appropriate resources may a
be allocated. Gl

SUMMARY OF PRIORITY ACTIONS

This Summary of Priority Actions is intended to focus the
City’s efforts on actions that should be taken as soon as
possible to advance community priorities and ensure that
future land use decisions are aligned with the policies
contained in this Plan and with the classifications on the
Land Use Map. Several of the priority actions highlight-
ed below are already underway or are anticipated to be
underway shortly following the adoption of the Plan.
Priority Actions should be reviewed and updated peri-
odically to reflect the City’s accomplishments, available
resources, and potential shifts in policy direction.

The following priority actions are recommended, in no
particular order of importance:

150 ADOPTION DRAFT FEBRUARY 2025
212



Overview

1. Complete a Comprehensive Rewrite of Title 18

The lack of consistency between the current Land Use Master
Plan (map) and the underlying zoning was identified as a key
concern during the Master Plan update process. Carson City’s
current practice is to proactively look for inconsistencies
between the Land Use Master Plan (map) and zoning and bring
proposed updates forward for consideration as part of the
annual Master Plan review process. Property owners may also
initiate a request to bring zoning into alignment with the Master
Plan. However, participants noted that this practice creates

a lack of predictability for residents because the underlying
zoning allows for development that is inconsistent with the
Master Plan. Participants also noted that it creates a lack of pre-
dictability for property owners and developers because the mix
of uses and density called for in the Master Plan often can’t be
achieved by right, meaning that applicants must go through the
Special Use Permit process, which adds time, uncertainty, and
cost to the development process.

The City completed a targeted update of Title 18 and the Title 18
Appendix in November 2024 with an effective date of December
1,2024. The Action Plan Matrix identifies a range of potential
updates to Title 18 that should be considered as part of a more
comprehensive update following the adoption of this Master
Plan, such as:

» Review and update commercial, office, and mixed-use zone
districts as necessary to align with Master Plan goals, policies,
and land use categories, and allow desired uses by right.

+ Review and update residential and mixed-use zone districts
as necessary to align with Master Plan goals, policies, and
land use categories and to ensure the full spectrum of desired
housing types are allowed by right in the locations called for
by the Plan.

+ Review and update residential adjacency standards to better
address community concerns related to infill and redevelop-
ment abutting existing residential neighborhoods.

« Evaluate current allowances for home-based occupations and
consider expanding, provided impacts on neighborhoods can
be mitigated through use-specific standards.
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2. Clarify the City’'s Role in Economic Development

When the 2006 Master Plan was completed, Carson City had
dedicated staff in place to support the City’s economic devel-
opment and redevelopment initiatives. Over time, staffing
resources have shifted and the City’s role in economic devel-
opment has become less pronounced. Implementation of the
updated Master Plan will require the City to take an active role
in economic development initiatives, as well as in the revital-
ization of gateway corridors, and the ongoing revitalization of
Downtown.

The Action Plan Matrix identifies a range of economic develop-
ment and revitalization strategies, including these key priorities:

« Establish an Economic Development Strategy for Carson
City that defines economic development roles and respon-
sibilities in coordination with state and regional partners,
identifies target industries, and articulates near-term priorities
to support the implementation of this Master Plan. Align the
Economic Development Strategy with periodic updates to the
City’s 5-year Strategic Plan to support implementation.

+ Expand and maintain capacity to support economic develop-
ment initiatives, as identified in this Master Plan and the City’s
5-year Strategic Plan, as amended.

+ Explore the concept of a redevelopment champion to promote
redevelopment and revitalization goals, foster relationships
with business and property owners, pursue grants, manage
public/private partnerships (as applicable), and generally
serve as a resource for City departments on Economic Devel-
opment initiatives.

3. Expand Revitalization Focus to Gateway Corridors

The 2006 Master Plan identified Downtown Carson City as a high
priority area for revitalization in conjunction with the Carson
Freeway project. Participants in the Master Plan update agreed
that while efforts to promote private investment in Downtown
should continue, the City’s broader revitalization focus for the
next 20 years should expand to include gateway corridors.
Enhancing and sustaining vibrant, active gateway corridors will
require ongoing investment in infrastructure improvements,
such as the recent enhancements along south Carson Street,
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and efforts to promote the redevelopment of underutilized
properties or vacant buildings. Chapter 6 of this Master Plan
outlines goals and policies to promote reinvestment in these
areas. Key priorities identified in the Action Plan Matrix include:

+ In coordination with CAMPO and NDOT, develop an area plan
for the Highway 50 Corridor (East) to establish a coordinat-
ed vision and corridor-specific policies for land use, access
management, multi-modal transportation, landscaping,
signage, lighting, safety, and other considerations, as ap-
propriate. Adopt supporting regulations as appropriate to
implement the plan.

+ Develop and adopt streetscape and signage standards as
part of Title 18 for private properties with frontages that abut
gateway corridors. Incorporate requirements for native or
drought-tolerant landscaping, pedestrian- and bicycle-con-
nectivity, lighting, and site planning strategies that will
promote the implementation of a cohesive and attractive
appearance along gateway corridors over time.

+ Encourage NDOT to complete the Interstate-580/Highway 50
interchange.

« Evaluate infrastructure needs to support planned uses and
development intensities. Explore a range of financing and
recovery strategies to support necessary infrastructure im-
provements and promote redevelopment or adaptive reuse.

+ Consider establishing a program to encourage redevelopment
along North Carson Street.

« Explore property and business owner interest in developing
a coordinated branding strategy, area plan, and/or Neighbor-
hood Improvement District for portions of individual corridors.
Establish a strategy to complete each segment based on input
received.

« Engage the owners of vacant properties to gauge their overall
interest in redevelopment or adaptive reuse; potential
barriers; and anticipated timing. Develop a short list of
possible catalyst sites based on input received and conduct a
preliminary feasibility analysis.
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ACTION PLAN MATRIX

The Action Plan Matrix provides a detailed list of the actions
needed to implement the Plan, organized by chapter and goal.

Actions include recommendations for regulatory reform, new
or ongoing programs, collaborative effforts, and infrastructure
improvements, among others. Some of the policies identified
in Chapters 3-9 will be carried out as part of day-to-day de-
cision-making on the part of City planning staff, Planning
Commission, and the Board of Supervisors. Other policies
require multiple actions to be taken to support theirimple-
mentation. As such, actions included in the matrix do not align
one-to-one with the policies identified in earlier chapters of
the Plan.

The matrix should be reviewed on an annual basis to help
track implementation progress and keep the actions and re-
sponsibilities current.

RESPONSIBILITY

The responsibility column lists the departments, divisions, or
entities that will lead or support the implementation of each
action.

PRIORITY

The “Priority” column lists four possible time frames for imple-
menting actions:

« 1 -Immediate Priority, to be initiated as soon as possible
and completed within one to two years after Plan
adoption.

2 -Near-term Priority, to be initiated as soon as possible
and completed within three to five years after Plan
adoption.

 3-Long-term Priority, to be initiated as soon as possible
and completed within six to ten years after Plan adoption.

« 0 - Ongoing, are actions that occur continually.
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Action Plan Matrix

ACTION PLAN MATRIX

Strategy Responsibility Priority
CHAPTER 3: WELL-MANAGED GROWTH

Goal 3.1—Promote the Efficient Use of Land, Water, and Infrastructure

Action 3.1.1—Update the water model to reflect updated density and land use

assumptions reflected on the Land Use Map, and in land use policies in Chapter
10. Ensure that the model accounts for planned uses on sites identified as a Support: Public Works
priority for infill, redevelopment, or adaptive reuse.

Lead: Planning

Action 3.1.2—Continue to monitor growth trends and review the City’s growth Lead: Planning

capacity and residential allocations on an annual basis in accordance with the Support: Planning 0

Carson City 1988 Growth Management Ordinance. (See also, Action 3.5.5.) Commission. All

Action 3.1.3—Discourage the rezoning of lands for urban development intensi- Lead: Planning 0
ties outside of the Urban Services Boundary. Support: Public Works

Lead: Planning
Action 3.1.4—Review the Urban Services Boundary on an annual basis and Support: Public Works, 0

update the boundary, as needed, to reflect changes in service capacity. Growth Management

Commission

Action 3.1.5— Continue to review applications for proposed residential and Lead: Planning

commercial development in accordance with the Carson City 1988 Growth Support: Planning 0

Management Ordinance. Commission, All

Action 3.1.6—Adopt and enforce residential adjacency standards as part of Title
18 to establish clear expectations about the mechanisms that will be used to
promote compatibility and connectivity between residential neighborhoods of Support: Planning 1
varying intensities, and/or between non-residential or mixed-use development
that abuts an existing residential neighborhoods.

Lead: Planning

Commission, All

Action 3.1.7—Continue to foster inter-departmental collaboration on the devel- Lead: Planning

opment of the many functional plans (e.g. transportation, water, wastewater, ) 0
fire, sheriff, parks, pathways) that directly support the implementation of this Support: Planning

Master Plan (and vice versa). Commission, All

Goal 3.2—Mitigate the Potential Risk and Effect of Natural or Human-
Caused Hazards on Life, Property, and Infrastructure

Action 3.2.1—Continue to discourage development in hazardous areas in Lead: Planning

accordance with applicable local, state, or federal standards. Support: All

Action 3.2.2—Continue collaborative training and other efforts to support the Lead: Emergency

implementation of the Carson City Hazard Mitigation Plan and the Community Management 0

Source Water Protection Plan for Public Water Systems in Carson City. Support: All
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ACTION PLAN MATRIX

Strategy Responsibility Priority

Lead: Fire
Action 3.2.3—Maintain and continue to enforce Wildland Urban Interface Support: Community
(WUI) codes consistent with state and regional best practices and continue the Development, Public 0]
defensible space vegetation removal program. Works. Parks &

Recreation

Lead: Fire
Action 3.2.4—Review and update Development Standards as part of Title 18 as ) )
necessary to ensure they align with Wildland Urban Interface (WUI) codes (e.g,, | SuPport: Community 1
provide multiple access points, maintain defensive space in forested areas, and Development, Public
construct homes and outbuildings of fire resistant materials). Works, Parks &

Recreation
Action 3.2.5—Maintain an interactive map of documented hazards (e.g. Lead: Planning
floodplain, earthquake faults, and WUI) in Carson City to help existing and Support: Fire, Public L0
prospective residents and property owners make informed decisions about Works. Parks & ’
potential risks. Recreation

Lead: Planning

Action 3.2.6—Continue efforts to educate the community about hazard risk, . )
City versus property owner mitigation responsibilities, and the need for Support: Fire, Public 0
personal preparedness. Works, Parks &

Recreation
Action 3.2.7—Consider adopting a disaster response and recovery ordinance Lead: Planning
(e.g., procedures following disasters) to streamline decision-making about Support: Fire, Public 1
rebuilding and permitting in the aftermath of a significant hazard event. Works
Action 3.2.8—Continue to implement planned improvements to public Lead: Fire
buildings and infrastructure to improve the City’s emergency preparedness, ' 1,0
communication, response, and overall resilience in the event of hazard event. Support: Public Works

Goal 3.3—Protect Sensitive Natural and Visual Resources
Lead: Planning

Action 3.3.1—Continue to coordinate future development with the Carson River 0
Watershed Floodplain Management Plan and the Carson River Master Plan. Support: Parks &

Recreation
Action 3.3.2—Continue to require the identification of environmentally Lead: Planning
sensitive areas, such as wetlands, soils, hillside areas, floodplains, earthquake Support: Parks & 0
faults, critical wildlife habitat, and Wildland Urban Interface areas, prior to the Recreation. Fire. Public
development of detailed site plans. W(;rks ’
Action 3.3.3—Review and update the Hillside Development standards to d: Planni
strengthen or add requirements for cluster development, grading, erosion Lead: Planning
control, cut and fill slopes, revegetation, retaining walls, view sheds, fencing, Support: Public Works, 0
and other considerations that have the potential to negatively impact Carson Parks & Recreation
City’s natural and visual resources.
Action 3.3.4—Continue to maintain and enforce lighting controls designed to Lead: Planning
protect the City’s dark skies, limit light pollution, and prevent spillover into 2

adjacent residential neighborhoods.

Support: Code
Enforcement
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ACTION PLAN MATRIX

Strategy Responsibility Priority
Action 3.3.5—Continue to evaluate the location and design of communication Lead: Planning 0
facilities and equipment according to applicable regulations. Support: Public Works
Action 3.3.6—Develop and adopt comprehensive standards for wind, solar, ) .
and geothermal energy facilities to address considerations such as facility size, Lead: Planning 1
access, community compatibility, siting and screening criteria, decommission- Support: None
ing requirements, and others as applicable.

Action 3.3.7—Continue to enforce signage controls for the Carson City Freeway Lead: Planning 0
Corridor in accordance with applicable regulations. Support: None
Goal 3.4—Encourage the Use of Innovative, Low-impact Development Practices
Action 3.4.1—In accordance with NRS 701.220, maintain and enforce current e
building and energy efficiency codes that establish minimum standards for the Lead: Building 0
energy efficient construction and renovation of residential and commercial Support: Planning
buildings.
Action 3.4.2—Continue to implement and periodically update the City’s Water Lead: Public Works 0
Conservation Plan in accordance with NRS 540.121 through 540.151 Support: Planning
Goal 3.5—Foster Cooperation on Master Plan Issues
Action 3.5.1—Continue to consult with neighboring counties on develop- Lead: Planning
ment applications that abut shared boundaries, applicable long-range plans, Support: Public Works, o)
regional trail enhancements, and other initiatives as appropriate. Parks & Recreation
Lead: Planning
Action 3.5.2—Continue to work with the Bureau of Land Management (BLM), Support: Board of
the Forest Service, and the State on land disposal, transfer, or acquisition Supervisors, City 0
opportunities. Manager, Public Works,
Parks & Recreation
Lead: Board of
Supervisors, City
Action 3.5.3—Actively participate with BLM, Senate, and Congressional delega- Manager o
tions on periodic updates to the federal lands bill. Support: Planning
Public Works, Parks &
Recreation
Lead: Planning
Action 3.5.4—Continue to participate in long-range planning efforts, at the state | SUPPort: Public Works, 0
and regional planning level, as appropriate. Parks & Recreation,
City Manager, Board of
Supervisors
Lead: Planning
Action 3.5.5—Continue to collaborate with internal service departments, as Support: Public Works,
well as other governmental organizations and service providers, on the annual Parks & Recreation, 0
Growth Management allocation process, and the review of major development Fire. Police. Growth
proposals. Management
Commission
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ACTION PLAN MATRIX

Strategy Responsibility Priority
Action 3.5.6—Support program with NV Energy Underground Management Lead: Public Works
Plan to fund underground power lines in redevelopment areas, transportation Support: Community 0]
projects, and major corridor projects. Development
Lead: Planning
Action 3.5.7—Collaborate with the Airport Authority to adopt an airport overlay ) )
and associated standards as part of the Title 18 update. Support: Airport
Authority
CHAPTER 4: ACCESS TO OPEN LANDS AND RECREATIONAL OPPORTUNITIES
Goal 4.1—Enhance the City’s Parks, Trails, and Open Space Network
Action 4.1.1—Conduct a comprehensive update of the 2006 Parks and Lead: Parks &
Recreation Master Plan to include: 1) an assessment of existing parks and €ad: Farks
recreation facility needs and community preferences; 2) a fiscally-constrained Recreation 1
set qf priori?:ie§ for maintenance_ and improvements, and 3) a list pf “as Support: Planning,
feasible” priorities that may be implemented through grant-funding or collabo- Public Works
rative efforts with other agencies, non-profits, or volunteer organizations.
Action 4.1.2—Conduct a comprehensive update of other plans that inform Lead: Parks &
the City’s priorities related to open lands and recreation, such as the Unified Recreation 0
Pathways Master Plan, the Open Space Plan, the Carson River Master Plan, and .
the Hazard Mitigation Plan. Support: Planning
Action 4.1.3—Continue to reinvest in established parks and recreation facilities, Lead: Pa r.ks &
leveraging the proceeds of the Residential Construction Tax (RCT) and Quality Recreation 0
of Life Initiative in conjunction with grant funding and other supplemental Support: Planning,
measures as feasible. Public Works
Lead: Parks &
Action 4.1.4—Continue to utilize Landscape Maintenance Districts (LMDs), Recreation
maintenance associations, and similar instruments as mechanisms to provide ) 0]
a sustainable source of funding for the maintenance of new parks. Support: Planning,
Public Works
Action 4.1.5-- Pursue the potential extension of the Quality of Life (Sales and Lead:
Use) Tax prior to the expiration of the current tax. Support:
Goal 4.2— Improve Access to Parks and Recreation at a Neighborhood Level
Lead: Parks &
Action 4.2.1—Continue to pursue opportunities to enhance infrastructure and Recreation 0
facilities at City-owned recreation facilities.
Support: Planning
Action 4.2.2—Identify opportunities for the incorporation of park facilities as Lead: Pa r.ks &
part of new developments commensurate with development intensity and Recreation 0
identified need, consistent with the City’s adopted standards. Support: Planning
Action 4.2.3—Focus new neighborhood parks and trail improvements in estab- Lead: Parks &
lished areas of the community that are currently under-served or in planned/ Recreation 0

developing neighborhoods (e.g., Lompa Ranch SPA) that will be under-served
as the result of future infill/redevelopment.

Support: Planning

158 ADOPTION DRAFT

FEBRUARY 2025

220



Action Plan Matrix

ACTION PLAN MATRIX

Strategy Responsibility Priority
Action 4.2.4—Continue to explore opportunities for cooperative park develop- Lead: Pa r.ks &
ment in the City, where there is a sustainable funding source for maintenance Recreation 0
of new parks. Support: Planning

Goal 4.3—Expand the City’s Capacity and Excellence in Community-Wide

Recreation Facilities, Programs, and Gathering Spaces

Action 4.3.1—Continue to adapt the City’s recreational facilities and programs Lead: Par.ks &
for all ages and abilities to meet the changing needs and preferences of the Recreation 0
community, based on public input and available resources. Support: Planning
Action 4.3.2—Continue to seek opportunities to enhance regional parks in- Lead: Par.ks &
frastructure, such as sports complexes and indoor facilities, convenient to all Recreation 0
major quadrants of Carson City. Support: Planning
Action 4.3.3—Continue to collaborate with private, non-profit, and other Lead: Parks &
potential recreation partners to improve, operate, and maintain parks, trails, Recreation 0
open spaces, and recreational facilities through shared-use or cost-sharing
agreements. Support: Finance

Goal 4.4—Promote Access to State and Federal Lands as a Community Amenity

Lead: Planning
Action 4.4.1—Continue to coordinate with the BLM to ensure that its Urban 0
Interface Plan is consistent with the Land Use Map. Support: Parks &
Recreation
Lead: Planning
Action 4.4.2—Continue to coordinate with the BLM and Forest Service on
and monitor future land transfer opportunities, particularly within the Urban Supportf Park§ & 0
Services Boundary. Recreation, City
Manager

CHAPTER 5: ECONOMIC VITALITY

Goal 5.1—Promote a Collaborative Approach to Economic Development
Action 5.1.1— Establish an Economic Development Strategy for Carson City Lead: City Manager,
that defines economic development roles and responsibilities in coordination Community
with state and regional partners, identifies target industries, and articulates Development 1
near-term priorities to support the implementation of this Master Plan. Align .
the Economic Development Strategy with periodic updates to the City’s 5-year Support: Planning;
Strategic Plan to support implementation. Business
Action 5.1.2—Expand and maintain capacity to support economic development | Lead: City Manager
initiatives, as identified in this Master Plan and the City’s 5-year Strategic Plan, Support: Community 1
as amended. Development
Action 5.1.3—Complete a comprehensive review and update of Title 18 and the Lead: Planning
Development Standards to ensure they are in alignment with the goals and Support: Public Works, 1
policies of this Master Plan. Parks & Recreation
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Strategy Responsibility Priority
Lead: Community
Action 5.1.4—Conduct an analysis of the City’s current development and Development
permitting fees and update as needed to ensure the City’s fees capture actual . 1
costs of doing business. Support: Finance,
Public Works, Fire
Action 5.1.5—Leverage, wherever possible, statewide economic development Lead: City Manager
efforts to help attract business investment to Carson City and promote the Support: Community 0
benefits of the region. Development
Action 5.1.6—Continue to collaborate with surrounding counties on economic Lead: City Manager
development strategies through the City’s membership on the Western Nevada ) 0
Development District board. Support: Planning
Action 5.1.7—Prioritize investments in infrastructure and public services d: Publi K
through the continued development of the City’s Asset Management Program, Lead: Public Works
and through alignment with RTC projects, annual growth management Support: Community 0
activities, and long-term modeling to ensure adequacy of planned improve- Development; RTC
ments.
Goal 5.2—Maintain and Enhance Carson City’s Primary Job Base

Lead: City Manager
Action 5.2.1—Monitor long-term opportunities for the retention and expansion | Support: Community o
of the City’s employment base. Development, Public

Works, Parks &

Recreation

Lead: Community
Action 5.2.2—Continue to coordinate the City’s ongoing planning efforts and Development Public
Land Use Map with major employers where applicable to ensure compatibility | Works, Parks & 0
with their facility master plans and expansion efforts. Recreation

Support: City Manager
Action 5.2.3—Implement retention initiatives, such as workforce development | Lead: City Manager
programs and business advisory services, along with expansion incentives like | gynport: Community 0
streamlined permitting and tax abatements, to support established employers. | peyelopment
Action 5.2.4—Foster public-private partnerships between the City, local edu- )
cational facilities, and private businesses to cultivate new opportunities for Lead: City Manager
current and future employers in the community; promote a’ctivi'Fies thathave | sypport: Community 0
the potential to update the skill and wage levels of the City’s resident labor Development
force; and address workforce challenges.
Action 5.2.5—Use available State resources and implement City-based Lead: Community
regulatory, financial, and/or process-oriented incentives to foster diverse Development 0
economic growth and create a supportive environment for existing businesses _
and entrepreneurial opportunities. Support: City Manager
Action 5.2.6— Ensure a diversity of ready-to-build sites with essential infra- Lead: Community
structure and services, enhance redevelopment areas, consider the formation Development 0

of improvement districts where appropriate, and maximize available economic
development tools to meet the demands of growing and targeted industries.

Support: Public Works
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ACTION PLAN MATRIX

Strategy Responsibility Priority
Action 5.2.7—Support ongoing investments in Airport facilities and services to | Lead: Airport Authority 1
attract additional investment to the airport area. Support: City Manager
Action 5.2.8—Encourage the development of airport-related commercial uses Lead: Airport Authority
that will increase the City’s visibility and marketability as a destination for 0

tourists and recreational aviators.

Support: Planning

Goal 5.3—Recognize and Adapt to the Impact of Technology on Work and Workforce Patterns

Action 5.3.1—Evaluate current allowances for home-based occupations in

Lead: Planning

Ti?lc_:—z 18 and consider expancl:li.ng, provided impacts on neighborhoods can be Support: Planning 1
mitigated through use-specific standards. Commission
Lead: Information
Action 5.3.2—Pursue options to bring enhanced broadband service to better Technology 1
support the local community and to increase economic growth.
Support: City Manager
Goal 5.4—Promote Revitalization and Reinvestment in Underutilized Areas
Lead: Community
Action 5.4.1—Use available Redevelopment and grant funds to develop a Development
five-year plan for Redevelopment expenditures and establish programs to ) 1
retain existing businesses and stimulate new investments. Support: Public Works,
City Manager
Lead: Community
Action 5.4.2—Study potential redevelopment areas to support the redevelop- Development 1
ment objectives of this Master Plan.
Support: Public Works
Action 5.4.3—Construct infrastructure, parking lot, and sidewalk improvements Lead: Community
to improve aging infrastructure and access to Redevelopment areas using Development 0
available Redevelopment and grant funds. Support: Public Works
Action 5.4.4—If available, establish baseline data to understand the diversity Lead: Community
of retail sales activity in Carson City and the types of retail leakage that are Development 1.0
occurring. Update sales data on an annual basis and make it available to the ’
public. Support: City Manager
Lead: City Manager
Action 5.4.5—Develop a strategy for attracting new and retaining existing 1
businesses in Carson City. Support: Chamber of
Commerce
Action 5.4.6-- Undergo a study of the potential benefits of creating new rede- Lead: Community
velopment areas to support the redevelopment objectives of this Master Plan. Development 1
(See also, Policy 6.2d.) Support: City Manager
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Strategy Responsibility Priority
Goal 5.5—Promote the City’s Assets as Economic Development Tools
Action 5.5.1—Continue to provide promotional materials to the Carson City Lead: Par.ks &
Culture and Tourism Authority (Visit Carson City) that highlight the City’s Recreation 0
varied assets, and share with target markets or specific companies considering Lead: Visit Carson
relocating to Carson City. City-CTA
Lead: Visit Carson
Action 5.5.2—Host a special events calendar that focuses on events that City-CTA
generate out-of-the-area visitors and coordinate with the Chamber of 1,0
Commerce on the locals/community calendar of events. Support: Chamber of
Commerce
Lead: Parks &
Action 5.5.3—Analyze number and types of events for impacts on City infra- Recreation, Public
structure and reinvest in aging infrastructure to attract special events and Works 1,0
tourism to Carson City. Support: Visit Carson
City-CTA
Action 5.5.4—Explore the feasibility of creating a convention center and Lead: City Manager 9
associated support services. Support: All
CHAPTER 6: VIBRANT DOWNTOWN AND GATEWAY CORRIDORS
Goal 6.1—Enhance the Safety, Functionality, and Appearance of Gateway Corridors
Action 6.1.1—Continue to implement Complete Streets improvements for Lead: Public Works
City-owned portions of North Carson Street and East William Street with the _ 0
goal of improving the entire length of each corridor and establishing a seamless | Support: Community
connection to Downtown Carson City. Development, All
Action 6.1.2— In coordination with CAMPO and NDOT, develop an area plan for Lead: C it
the Highway 50 Corridor (East) to establish a coordinated vision and corri- c€ad: Lommunity
dor-specific policies for land use, access management, multi-modal trans- Development )
portatiqn, landscaping, sign_age, lightipg, safety, and qther co_nsiderations, as Support: CAMPO,
appropriate. Adopt supporting regulations as appropriate to implement the ;
. Public Works
plan. (See also, Action 6.1.6.)
Action 6.1.3-- Review and update the Eastern Portal Virginia & Truckee Railway
Gateway Specific Plan in collaboration with area property owners and other ) .
stakeholders to ensure policies articulate and support the implementation of a Lead: Planning 5
long-term vision for this important community gateway. This action may be im- .
. . . . . ) ) Support:
plemented independently, or in conjunction with a broader corridor planning
initiative.
Lead: Public Works
Action 6.1.4—Review and update access and connectivity requirements in Title .
18 to support Complete Streets objectives and enhance multi-modal connectiv- | Support: Community 1

ity between gateway corridors and adjacent uses as infill and redevelopment.

Development, Parks &
Recreation
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Strategy Responsibility Priority
Action 6.1.5—Collaborate with property owners and the development Lead: Public Works
community on opportunities to consolidate driveway access points or . 1
implement other strategies that would improve the safety and functionality of Support: Community
gateway corridors as development proposals are brought forward. Development
Action 6.1.6—Develop and adopt streetscape and signage standards as part of
Title 18 for private properties with frontages that abut gateway corridors. In- Lead: Planning
corporate requirements for native or drought-tolerant landscaping, pedestrian- ) 1
and bicycle-connectivity, lighting, and site planning strategies that will Support: Public Works,
promote the implementation of a cohesive and attractive appearance along Parks & Recreation
gateway corridors over time.

Action 6.1.7—Consider the need for additional Neighborhood Improvement ) .

Districts and/or Landscape Improvement Districts to help fund ongoing Lead: Planning 1
_maintenance of streetscape, wa?yfinding signage, landscaping, or other public Support: City Manager
improvements that benefit businesses and property owners in a defined area.

Action 6.1.8—Encourage NDOT to complete the Interstate-580/Highway 50 Lead: City Manager 1
|nterchange. Support: NDOT

Goal 6.2—Facilitate the Revitalization of Vacant and Underutilized

Properties Along Gateway Corridors
Action 6.2.1—Explore the concept of a redevelopment champion to promote g: .
redevelopment and revitalization goals, foster relationships with business Lead: Community
and property owners, pursue grants, manage public/private partnerships Development 1
(as appli.cable), and gengrgl!y serve as a resource for City departments on Support: All
economic development initiatives.
Lead: Code
Action 6.2.2—Increase community awareness to enforce City ordinances when Enforcement
properties are not maintained to prevent erosion of property values and quality 0
of life. Support: Community
Development, All
Action 6.2.3—Review and update commercial, office, and mixed-use zone
districts in Title 18 as necessary to align with Master Plan goals, policies and
land use categories, and allow desired uses by right. This process should
consider:
+ Allowed uses and the overall mix of uses desired in Corridor Mixed-Use and
Downtown Mixed-Use areas;
. . Lead: Plannin
+ Dimensional standards that allow for compact, urban development (e.g., ne
height, lot coverage, and setbacks); Support: Public Works, 1
Parks & Recreation
+ Use-specific and adjacency standards to address the siting of more
intensive uses in a corridor or Downtown setting, and to address potential
impacts on established neighborhoods; and
+ Regulatory incentives, such as density or height bonuses, or parking
reductions, for the incorporation of higher-density housing or other
community benefits.
Action 6.2.4—Evaluate infrastructure needs to support planned uses and Lead: Public Works
development intensities. Explore a range of financing and recovery strategies ) 0
to support necessary improvements and promote redevelopment or adaptive Support: Community
reuse. Development, RTC
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Strategy Responsibility Priority
Action 6.2.5—Invest in infrastructure and public services along gateway Lead: Public Works
corridors and in Downtown to support the redevelopment or adaptive reuse of _ 0
vacant or underutilized properties. Support: Planning
Lead: Planning
Action 6.2.6—Consider establishing a program to encourage redevelopment ) 1
along North Carson Street and Highway 50. Support: Public Works,
Parks & Recreation
Action 6.2.7—Explore property and business owner interest in developing a Lead: Community
coordinated branding strategy, area plan, and/or Neighborhood Improvement Development )
District for portions of individual corridors. Establish a strategy to complete _
each segment based on input received. Support: Planning
Action 6.2.8—Engage the owners of vacant properties to gauge their overall Lead: Community
interest in redevelopment or adaptive reuse; potential barriers; and anticipated Development 1
timing. Develop a ;hqrt list of p.os:s'ible catalyst sites based on input received Support: City Manager,
and conduct a preliminary feasibility analysis. Chamber of Commerce
Goal 6.3—Promote the Ongoing Revitalization of Downtown
Lead: Community
Action 6.3.1—Engage Downtown property owners to gauge their overall interest Development 3
in redevelopment or adaptive reuse, potential barriers, and anticipated timing.
Support: City Manager
Action 6.3.2—Explore property and business owner interest in developing a Lead: Community
coordinated branding strategy, area plan, and/or Neighborhood Improvement Development 1
District for the Urban Mixed-Use or Neighborhood Transition character areas in Support: Visit Carson
Downtown. City-CTA
Lead: Community
Action 6.3.3—Continue to support efforts to promote events and activities that Development
support local businesses, attract tourism, and generally enhance the vibrancy 1
of Downtown. Support: Visit Carson
City-CTA
CHAPTER 7: LIVABLE NEIGHBORHOODS
Goal 7.1—Expand Housing Options to Meet the Needs of Existing and Future
Residents and Workers of All Ages, Abilities, and Income Levels
Action 7.1.1—Review and update residential and mixed-use zone districts in
Title 18 as necessary to align with Master Plan goals, policies, and land use
categories and to ensure the full spectrum of housing types are allowed by
right in the locations called for by the Plan. This process should consider:
« Potential updates to housing definitions for consistency with NRS; Lead: Planning 1

« Evaluation of dimensional standards and densities; and

« Evaluation of allowed uses and accessory uses to support the desired char-
acteristics of individual land use categories, and to ensure compliance with
the Fair Housing Act.

Support: Building
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Strategy Responsibility Priority
Action 7.1.2—Adopt regulatory incentives to encourage the construction of ) .
homes that meet universal design principles to facilitate aging-in-place, accom- Lead: Planning 1
modating older residents and others with mobility limitations or disabilities, as Support: Building
a percentage of the total number of units in larger residential projects.
Action 7.1.3— Promote variety and visual interest in the design of new residen- .
tial development through the incorporation of clearly defined entrances and Lead: Planning 0
pedestrian connections, landscaping, and other features as consistent with the Support: Building
City’s Development Standards.
Goal 7.2—Support the Retention and Expansion of Affordable and
Housing Options within the Community
Action 7.2.1—Prioritize applying for available grant funding, in collaboration Lead: Community
with local housing partners, to retain and rehabilitate existing, income-restrict- Development 2
ed affordable housing. Support: Building
Lead: Community

Action 7.2.2—Evaluate ways to partner with affordable housing developers to Development 1
increase affordable housing units.

Support: City Manager
Action 7.2.3—Establish and maintain an inventory of public lands, including Lead: Community
state or federal disposal sites and City-owned properties within the Urban Development 1
Services Boundary that may be suitable for affordable housing development. .
Make this inventory available to potential partners. Support: Public Works
Action 7.2.4—Continue to collaborate with local agencies and organizations )
to provide programs and resources aimed at preventing homelessness and Lead: Health.and
providing supportive and assisted housing options for vulnerable populations, Human Services 0
incluc_:li.ng Fhe elderly, individuals with drug or alcohol addiction, and those Support: City Manager
transitioning away from homelessness.
Action 7.2.5—Provide transitional housing and ancillary services for Specialty Lead: Courts, He?lth
Court Programs and Human Services, including opportunities to obtain units and Human Services 0
through City-partnered affordable housing projects. Support: City Manger

Lead: Code
Action 7.2.6—Develop an approach to incentivize the conversion of non-con- Enforcement
forming short-term occupancy units to permanent housing in accordance with o ) 0
adopted building and fire codes. Prioritize the conversion of properties with a Support:‘Bwldlng, Fire,
history of code enforcement violations or complaints. Carson City Health and
Human Services
Action 7.2.7—Maintain an inventory of local, state, and federal housing .
. . R ; Lead: Health and
programs, grants, and agencies available to assist with housing needs on the Human Servi 0
City’s website. uman Services
Action 7.2.8-- Identify and remove potential regulatory barriers (e.g., lack . :
of flexibility in lot sizes and development standards) to the construction of Le;d. Clommuntlty
affordable and workforce housing as part of Title 18 updates. evelopmen
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Strategy Responsibility Priority

Goal 7.3—Maintain the Quality, Character, and Livability of Established Neighborhoods
Action 7.3.1—As part of Title 18 updates, review and adopt residential Lead: Planning
adjacency standards applicable to infill projects that abut existing residential ) 1
neighborhoods, in accordance with land use policies for residential neighbor- Support: Public Works,
hoods in Chapter 10. Parks and Recreation
Action 7.3.2—Develop strategies with partner agencies to promote low-cost Lead: Community
loans and design assistance programs to increase home ownership opportuni- Development 1
ties and promote regular home maintenance and renovation. Support: Building

Goal 7.4—Promote Reinvestment in Declining Neighborhoods
Action 7.4.1—Maintain a current inventory of housing rehabilitation, weather- Lead: Health.and
ization, and other programs and resources that are available to fixed-income or Human Services 0
elder!y households in Carson City. Make the information available on the City’s Support: Nevada Rural
website. Housing Authority
Action 7.4.2—Review and update current nonconformities language as part Lead: Planning
of broader updates to Title 18 to allow greater flexibility in modifying legally _ 2
non-conforming properties. Support: Public Works

Lead: Code
Action 7.4.3—Increase community awareness to enforce City ordinances when Enforcement
properties are not maintained to prevent erosion of property values and quality (0]
of life. Support: Community
Development, All
Lead: Code
Action 7.4.4—Consider legal and regulatory measures to return vacant and Enforcement
dilapidated properties to productive use, including but not limited to the use of ] 1
auctions of tax-defaulted properties and demolition of neglected properties. Support: Community
Development, All
CHAPTER 8: UNIQUE HISTORY AND CULTURE

Goal 8.1—Protect and Preserve Carson City’s Historic and Cultural Resources
Action 8.1.1— Increase awareness of state and federal grants, tax incentives, Lead: Planning
and other financial incentives available to support the rehabilitation and reuse 0
of historic buildings. Support: HRC
Action 8.1.2—Continue to review rehabilitation and renovation proposals for Lead: Planning
compliance with adopted Historic District standards ©

P P : Support: HRC

Action 8.1.3—Continue to maintain an inventory and interactive map of historic Lead: Planning o
and cultural resources on the City’s website. Support: HRC
Action 8.1.4—Expand and refine the City’s historic and cultural resources Lead: Planning
inventory to incorporate updated information about previously documented o
resources, distinguish between resources that are listed vs. potentially eligible | Support: State Historic 2

to be listed, and develop a mechanism to identify and rank historic-age
properties from the more recent past.)

Preservation Office
(SHPO)
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Action 8.1.5—Review and update the City’s Historic District standards (Division
5 of Title 18) as needed to reflect national best practices related to the inte-
gration of sustainability and resilience considerations into the rehabilitation
process (e.g., flexibility for solar, alternative materials).

Action Plan Matrix

ACTION PLAN MATRIX

Responsibility
Lead: Planning

Support: Building,
Historic Resources
Commission

Priority

Goal 8.2—Promote Heritage Tourism

Action 8.2.1—Continue to work with the Culture and Tourism Authority, Visit
Carson City, and others to expand heritage tourism opportunities, such as the
Kit Carson Trail, Downtown historic tours, interpretive signage, etc.

Lead: Community
Development

Support: HRC, Visit
Carson City-CTA

Action 8.2.2—Integrate historic preservation considerations into other City
plans and initiatives as applicable.

Lead: Planning

Support: All

Action 8.2.3—Collaborate with Visit Carson City and others to track the
economic benefits of heritage tourism in Carson City and the broader region.
Disseminate the results to the Chamber of Commerce, Downtown Business
Association, and other organizations to help promote heritage tourism.

Lead: Community
Development

Support: HRC, Visit
Carson City-CTA

Action 8.2.4—Support the implementation of actions identified to support Goal
5.7—Promote the City’s Assets as Economic Development Tool.

Lead: Community
Development

Support: All

Goal 8.3—Support the Expansion of Arts and Cultural Programs and Events

Action 8.3.1—Continue to support the implementation of the Arts and Cultural
Master Plan and implement performance measures.

Lead: City Manager,
Parks and Recreation

Support: Visit Carson
City-CTA

Action 8.3.2—Integrate public art into gateway corridor improvements, parks,
and other capital projects.

Lead: City Manager

Support: Visit Carson
City-CTA, Public Works,
Parks and Recreation

CHAPTER 9: A CONNECTED CITY

Goal 9.1—Provide a Safe and Efficient Multi-Modal Transportation System for All Users

Action 9.1.1— Continue to coordinate with the Carson Area Metropolitan
Planning Organization, Nevada Department of Transportation, Regional Trans-
portation Commission, adjacent counties, and other partners on transportation
issues.

Action 9.1.2—Coordinate ongoing road improvement projects with recommen-
dations contained in the City’s Unified Pathways Master Plan as appropriate to
promote the most efficient use of rights-of-way and resources.

Lead: Transportation

Support: Planning

Lead: Transportation

Support: Public Works,
Parks & Recreation
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Strategy Responsibility Priority
Action 9.1.3—Increase funding for street maintenance; work in partnership with Lead: Public Works
residents and businesses to develop long-term solutions to fund road mainte- 1
nance. Support: City Manager
Action 9.1.4—Implement processes that will result in a sustainable improve- Lead: Public Works 5
ment in transportation system performance. Support: Planning
Lead: Transportation
Action 9.1.5—Identify, prioritize, and fund projects that include upgrades to ) 0
bicycle and pedestrian safety infrastructure. Support: Public Works,
Planning
Goal 9.2—Coordinate Land Use and Transportation Decisions to Support
the Use of Alternatives Modes of Transportation
Action 9.2.1—Conduct periodic updates to the City’s transportation model Lead: Transportation
based on future development projections to ensure the feasibility of develop- ' 0
ment patterns portrayed on the Land Use Map. Support: Planning
Action 9.2.2—Coordinate the review of development proposals with local Lead: Planning
transit providers and the Regional Transportation Commission as appropriate Support: 0]
to respond to existing and planned transit service. Transportation
Action 9.2.3—Seek opportunities to enhance the City’s arterial and collector ) .
street network in conjunction with future development (as consistent with the Lead: Transportation 0
Regional Transportation Plan) to improve connectivity and support broader Support: Planning
transit service.
Action 9.2.4—Update access standards in Title 18 to clarify requirements Lead: Transportation
for development occurring along major gateway corridors to preserve their _ 2
functional integrity, capacity, and safety. Support: Planning
Goal 9.3—Establish a City-Wide System of Sidewalks, Multi-Use Pathways, and
Bike Lanes by Identifying and Closing Gaps in Connectivity
Lead: Transportation,
Action 9.3.1—Provide multi-use paths as identified on the Unified Pathways Parks & Recreation 0
Master Plan map.
Support: Planning
Action 9.3.2—Implement the Unified Pathways Master Plan and the ADA Lead: Transportation,
Transition Plan to promote the shared use of pathway corridors and increased Parks & Recreation 0]
access for persons of all abilities. Support: Planning
Action 9.3.3—Continue to require the construction of on-site sidewalks and ) . .
connections to adjacent pedestrian systems as part of development projects Lead: Engineering 0

and coordinate the dedication of right-of-way for planned pathway connec-
tions at the time of development.
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Appendix A: Background and Context

APPENDIX A: BACKGROUND
AND CONTEXT

Appendix A contains background data and contextual informa-
tion that was used to inform the Master Plan—the Community
Profile, the Projected Residential and Non-Residential Demand
Methodology, and the Development Capacity Analysis.

COMMUNITY PROFILE

The Community Profile addresses the following subject

areas: Land Use; Infrastructure, Services, and Community
Facilities; Transportation and Mobility; Open Space, Parks and
Recreation; Environmental Values and Constraints; Historical
and Cultural Resources; Demographic Trends; Economic
Trends; and Housing Trends. This information served as the
basis for evaluating Carson City’s existing conditions and future
development capacity.

View the community profile:
https://www.envisioncarsoncity.org/community-profile

PROJECTED RESIDENTIAL AND NON-
RESIDENTIAL DEMAND METHODOLOGY

An explanation of the methodology used to develop the res-
idential and non-residential demand projections used in the
Community Profile is provided on the pages that follow.

CARSON CITY MASTER PLAN 171

233


https://www.envisioncarsoncity.org/community-profile

172

May 2024

Carson City Projected Residential and
Nonresidential Demand Methodology

This document describes EPS’s residential and nonresidential projections for the
period 2025-2042 to plan for future growth as part of Carson City’s Master Plan
Update.

Residential Demand

Purpose

Documenting projected population and estimating net new demand for housing
unit development in Carson City for the period 2025-2042.

Overall Projections

Carson City is projected to support about 2,115 net new housing units between
2025 and 2042, an average annual addition of 124 units, based on the projected
addition of 4,775 net new residents over the same period. See Table 1.

Based on the proportion of households by income category in Carson City,
approximately 35 percent of new households would require housing units to be
rented for less than the 2024 average rent ($1,400 per month) to be affordable to
households earning less than $50,000 a year.

In addition, nearly 90 percent of the projected owner-occupied households would
need to be available at the 2024 median sales price or less in Carson City
($473,000) to be affordable to households earning less than $150,000 a year.
See Table 2.

Projection Sources

State of Nevada Department of Taxation, Nevada County Population Projections
2022 to 2042.

U.S. Census American Community Survey (ACS) 2012 and 2022 5-year

Estimates.

Methodology

e To document estimated household population (excludes group quarters
population) growth, EPS applied the State of Nevada’s projected incremental
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new population growth for Carson City from 2025 to 2042 to Carson City’s
2022 household population estimate, obtained from ACS.
» 55,644 residents in 2022 + 4,775 net new residents = 62,355
residents in 2042

e EPS projected net new households by applying the average persons per
household figure of 2.38 derived from the 2022 ACS. Although the persons
per household figure in Carson City declined over the past decade (from a
high of 2.54 to a low of 2.31), this figure trended higher over the last two
years. EPS assumes the household size from the most recent year represents
a reasonable assumption for estimating future households.

e To estimate demand for housing units, EPS divided projected households by
the 2022 residential occupancy rate of 94.8 percent, obtained from the 2022
ACS, to reflect an existing relationship between households and total housing
units, which include occupied and vacant housing units.

See Table 1.

e To estimate housing cost affordability EPS applied the existing 2022 ACS
income range proportions to the net new housing units.

¢ An industry-standard of 30 percent was applied to the income ranges to
estimate total housing costs (monthly rent and attainable home purchase
prices) based on household income.

e EPS then determined the proportion of projected households (used as a proxy
for housing units) whose attainable average monthly rent fell below the 2024
average rent of $1,400. Approximately 731 new households (35 percent)
could only afford monthly rents up to a maximum of $1,200.

e Furthermore, EPS determined the proportion of projected households whose
attainable home purchase price fell below the 2024 median sales price of
$473,000. Approximately 1,833 net new households (87 percent) could not
afford to purchase a home at or above the median sales price.

See Table 2.
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Table 1. Population, Household, and Housing Unit Projections:

Carson City (2025 — 2042)

Carson City Projections

Total Persons per
Household Household Households Housing Units
Item Population [1] [2] [3] 4]
Estimated Occupancy [4] 94.8%
Year
2022 55,644 2.38 23,355 24,633
2023 56,369 2.38 23,659 24,954
2024 57,034 2.38 23,938 25,248
2025 57,580 2.38 24,168 25,490
2026 58,081 2.38 24,378 25,712
2027 58,498 2.38 24,553 25,896
2028 58,878 2.38 24,712 26,065
2029 59,236 2.38 24,863 26,223
2030 59,566 2.38 25,001 26,369
2031 59,882 2.38 25,134 26,509
2032 60,180 2.38 25,259 26,641
2033 60,472 2.38 25,381 26,770
2034 60,740 2.38 25,494 26,889
2035 60,988 2.38 25,598 26,999
2036 61,214 2.38 25,693 27,099
2037 61,431 2.38 25,784 27,195
2038 61,634 2.38 25,869 27,285
2039 61,829 2.38 25,951 27,371
2040 62,009 2.38 26,027 27,451
2041 62,184 2.38 26,100 27,528
2042 62,355 2.38 26,172 27,604
2025-2042 Change
Total Change 4,775 -- 2,004 2,114
% Change 8.3% -- 8.3% 8.3%
Avg. Annual Change 281 -- 118 124
Avg. Annual % Change 0.5% -- 0.5% 0.5%

Source: Nevada Department of Taxation Nevada County Population Projections 2022

to 2042; U.S. Census American Community Survey 2012 & 2022 5-Year; EPS.

[1] Incremental new population projections per the State of Nevada Department of

Taxation starting from the 2022 base year from ACS.

[2] Persons per household figure is based on the 2022 persons per household

estimate.

[3] Household projections calculated by dividing the projected population by the
projected persons per household.

[4] Housing unit projections calculated by applying the 2022 residential

occupancy rate of 94.8 percent to the projected households.
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Table 2. Projected Housing Cost Affordability
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Projected % of
2042 Housing Income Attainable Average Attainable Home
Units [1] Spent on Monthly Rent Purchase Prices
Item No. % Housing (Rounded) [2] (Rounded)
2042 Households by Income
$0 - $24,999 338 16.0% 30% $0 $700 $0 $75,000
$25,000 - $34,999 154 7.3% 30% $600 $900 $75,000 $100,000
$35,000 - $49,999 239 11.3% 30% $900 $1,200 $100,000 $125,000
$50,000 - $74,999 444 21.0% 30% $1,300 $1,900 $150,000 $225,000
$75,000 - $99,999 296  14.0% 30% $1,900 $2,500 $225,000 $300,000
$100,000 - $149,999 361 17.1% 30% $2,500 $3,700 $300,000 $425,000
$150,000 - $199,999 118 5.6% 30% $3,800 $5,000 $450,000 $600,000
$200,000 + 163 7.7% 30% $5,000 $600,000
Total 2,114 100.0%

Source: U.S. Census American Community Survey 5-year; EPS.

[1] See Table 4-1 for housing unit projections.

[2] Home purchase prices based on 30-Year FHA loans include mortgage insurance premiums equal to 2.25% of the loan
amount. Interest rates are conservative estimates based on research on mortgage rates for home buyers with average
credit scores (680-699). Mortgage insurance rate based on the guidelines for FHA loans. The same rate applies to 30-

year Conventional loans as a proxy. In addition to the assumptions provided in this table, this analysis includes estimated
taxes and homeowner's insurance equal to 2.0% of the home value.
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Nonresidential Demand

Purpose

Projecting employment and associated nonresidential space demands in Carson
City by nonresidential sector (retail, office, and industrial) for the period 2025-
2042.

Overall Projections

Carson City is projected to add approximately 4,500 net new employees between
2025 and 2042, an average annual addition of 265 employees. Using the
methodology described below, Carson City is projected to need the following
nonresidential acreage to accommodate projected net new employment, well
below the estimated maximum land use capacity remaining in Carson City.?

Estimated Estimated
Nonresidential Remaining
Space Demand Maximum Land

Nonresidential 2025-2042 Use Capacity
Land Use Type (Acres) (Acres)

Office 10.0 31.5

773.5

Industrial 25.0 330.00

Source: State of Nevada; Woods & Poole; US Census Bureau Longitudinal
Employer Household Dynamics via OnTheMap; SCAG Employment Density Study
2001 by the Natelson Company; CoStar; Clarion; EPS.

Projection Sources

State of Nevada Research & Analysis Long-Term Projections (2018-
2028). The State projections are based on data provided by the Bureau of Labor
Statistics and reflect part-time and full-time workers, including self-employed
workers. Based on the State’s most recently available long-term data set, which
provides projections between 2018 and 2028, EPS sought supplemental data
sources and evaluated historical employment trends as a basis for comparing and
estimating employment projections.

1 Notes, projections do not account for potential remote employees who will not require net new
nonresidential space. The ACS provides estimates of the percentage of remote workers as part of
a community’s labor force (i.e., based on where the worker resides). Data on remote workers in
employment totals are not provided in the sources used.
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Woods & Poole (2022-2042). Relies on U.S. Department of Commerce Bureau
of Economic Analysis and Census estimates. The Woods & Poole projections
include both full- and part-time jobs by place of work, including wage and salary
workers, proprietors, self-employed workers, and miscellaneous workers.

JobskEQ (2023-2033 projected out to 2042). JobskEQ uses historical data
from the Quarterly Census of Employment and Wages, provided by the Bureau of
Labor Statistics. JobsEQ projections include part-time and full-time workers who
are paid a wage or salary. The data excludes self-employed workers, owners and
partners in unincorporated firms, household workers, or unpaid family workers.
EPS adjusted the estimates by 10 percent to account for self-employed workers.

Historical Trends

US Census Bureau Longitudinal Employer-Household Dynamics via
OnTheMap (2012-2021). OnTheMap uses the Quarterly Census of Employment
and Wages, provided by the Bureau of Labor Statistics. OnTheMap historical
trends include part-time and full-time workers and exclude uniformed military,
self-employed, and informally-employed workers. EPS adjusted the estimates by
10 percent to account for self-employed workers.

Methodology

e EPS calculated the average annual net new employees by industry using the
sources described in the previous section.? See Table 3.

2 To confirm the average annual net new employment figure appeared reasonable, EPS compared
the relationship between historical residential and employment growth in Carson City to the
relationship of projected residential to employment growth.
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Table 3. Estimated Average Net New Employees per Year: Carson City

Avg. Net New Employees per Year

Projections Historical
State W&P JobsEQ [1] OnTheMap [1]
Item 2018-2028 2022-2042 2023-2042 2012-2021 Average
Industry
Agriculture/Mining 0.4 0.5 0.4 9.7 2.7
Construction 61.5 6.5 4.9 86.9 39.9
Manufacturing 24.2 28.4 5.4 (29.5) 7.1
Transportation and Public Utilities 4.1 4.3 1.6 (12.6) (0.6)
Wholesale Trade 9.5 (1.8) (0.7) 13.2 5.0
Retail Trade 99.4 31.9 (0.7) 70.6 50.3
Finance, Insurance, Real Estate 29.9 29.3 37.1 28.8 31.3
Services 142.0 180.5 59.5 49.7 107.9
Government 47.6 275 6.2 1.8 20.8
Total 418.6 306.9 113.8 218.8 264.5

Source: Woods & Poole; JobsEQ); State of Nevada Research & Analysis Long-term Projections, 2018-2028; US Census
Bureau Longitudinal Employer Household Dynamics via OnTheMap; EPS.

[1] JobsEQ and the historical data from OnTheMap both use the Quarterly Census of Employment and
Wages, provided by the Bureau of Labor Statistics, which excludes data for self-employed. EPS
adjusted the estimates by 10 percent to account for self-employed workers.

e The rounded average annual net new employees (264.5) was multiplied by

the number of projected years (17 years) to estimate the total net new

employees from 2025-2042.

» 264.5* 17 = 4,497 total net new employees to Carson City
between 2025 and 2042

e Using an employment density study of employment by nonresidential land

use, EPS multiplied total net new employees by industry by the percentages of
employees using specific land uses (retail, office, industrial) by industry.® See
Table 4 for the percentage of employees by industry for each land use.

2 The percentage breakdown of employees using different nonresidential space types is from an
employment density study completed in 2001 by the Natelson Company (this is the most current

study of this type that we are aware of).
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Table 4. Employment by Industry and Nonresidential Land Uses

Trans & Pub. Wholesale Retail
Land Use Category Mining Construction  Manufacturing Utilities Trade Trade FIRE Services Government
Land Uses Used In Demand Analysis
Office Uses
Low-Rise Office 10.1% 6.3% 4.8% 7.7% 8.8% 5.5% 19.4% 11.2% 11.0%
High-Rise Office 23.5% 2.2% 1.7% 3.1% 2.4% 1.6% 11.1% 4.9% 2.8%
Government Offices 0.3% 0.7% 0.7% 6.1% 0.2% 0.3% 0.7% 1.0% 25.4%
Subtotal Office Uses 33.9% 9.2% 7.2% 16.9% 11.4% 7.4% 31.2% 17.1% 39.2%
Industrial Uses
R&D/Flex Space 0.7% 1.4% 2.1% 0.6% 1.9% 0.5% 0.6% 0.7% 0.3%
Light Manufacturing 13.3% 26.7% 50.3% 22.2% 36.9% 6.8% 4.9% 9.4% 5.6%
Misc. Industrial 5.8% 1.8% 1.4% 2.4% 1.5% 0.4% 0.4% 0.4% 0.5%
Heavy Manufacturing 0.0% 0.0% 0.3% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Warehouse 0.9% 1.0% 4.8% 4.8% 5.0% 0.8% 0.2% 0.5% 0.3%
Subtotal Industrial Uses 20.7% 30.9% 58.9% 30.0% 45.3% 8.5% 6.1% 11.0% 6.7%
Retail Uses
Regional Retail 0.1% 0.1% 0.1% 0.2% 0.2% 4.0% 1.3% 0.5% 0.0%
Other Retail/Services 10.6% 13.8% 8.2% 14.4% 13.8% 49.2% 26.5% 22.3% 10.7%
Misc. Commercial 0.0% 0.7% 0.3% 1.6% 1.3% 0.6% 0.9% 1.2% 3.1%
Subtotal Retail Uses 10.7% 14.6% 8.6% 16.2% 15.3% 53.8% 28.7% 24.0% 13.8%
Subtotal Land Uses Used in Demand Analysis 65.3% 54.7% 74.7% 63.1% 72.0% 69.7% 66.0% 52.1% 59.7%
Remaining Land Uses
Hotel/Motel Uses
Hotel/Motel 1.0% 0.3% 0.4% 2.3% 0.7% 1.2% 2.3% 1.5% 0.4%
Subtotal Hotel/Motel Uses 11.7% 14.9% 9.0% 18.5% 16.0% 55.0% 31.0% 25.5% 14.2%
Schools
Primary/Secondary School 0.6% 0.6% 0.4% 0.3% 0.4% 0.6% 0.4% 4.3% 0.5%
Colleges & Universities 0.1% 0.1% 0.1% 0.1% 0.1% 0.3% 0.2% 1.3% 0.7%
Subtotal Schools 0.7% 0.7% 0.5% 0.4% 0.5% 0.9% 0.6% 5.6% 1.2%
Institutions
Utilities 0.3% 0.5% 0.5% 0.8% 0.5% 0.3% 1.1% 0.3% 1.0%
Hospitals 0.0% 0.1% 0.1% 0.4% 0.1% 0.3% 0.5% 3.7% 0.3%
Other Institutional 0.5% 0.7% 0.4% 0.8% 0.5% 0.9% 1.4% 2.4% 7.0%
Subtotal Institutions 0.8% 1.3% 1.0% 2.0% 1.1% 1.5% 3.0% 6.4% 8.3%
Other
Transportation 0.7% 1.0% 1.6% 8.9% 1.3% 0.7% 0.3% 0.7% 0.8%
Agriculture 2.7% 1.2% 2.0% 0.8% 1.7% 0.7% 0.6% 1.0% 0.6%
Open Space 5.4% 5.9% 5.1% 5.3% 5.5% 5.2% 5.2% 6.1% 4.9%
All Other 9.1% 3.1% 4.0% 4.3% 3.4% 3.8% 4.4% 3.9% 11.4%
Residential 14.2% 31.6% 10.7% 12.8% 13.9% 16.0% 17.7% 22.8% 12.9%
Subtotal Other 32.1% 42.8% 23.4% 32.1% 25.8% 26.4% 28.2% 34.5% 30.6%
Subtotal Remaining Land Uses 45.3% 59.7% 33.9% 53.0% 43.4% 83.8% 62.8% 72.0% 54.3%
Total (Rounded) 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Source: SCAG Employment Density Study 2001 by the Natelson Company; EPS.
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e EPS assumed that not all net new employees would require net new
nonresidential space and applied an adjustment factor to account for
employees who may fill employment vacancies at existing establishments as
well as filling a portion of untenanted vacant building space.

e To estimate potential square footage adjusted net new employees would
require, EPS applied an employment density factor for each broad
nonresidential land use category (e.g. 500 square feet per retail employee).

e To translate the net new square footage into gross acreage requirements, this
number is divided by the following factors and then converted to acreage.

1. Net-to-Gross Factor. EPS divided net building square footage by an
80 percent net-to-gross factor to account for building common areas,
such as hallways, stairways, bathrooms, and utility rooms.

2. Floor Area Ratio. The gross building square footage is then divided
by a land use-appropriate Floor-Area-Ratio (FAR) to estimate the gross
area space required for the building which includes parking, sidewalks,
landscaping, etc. The resulting land square footage is then converted
to acreage.

See Table 5, Table 6, and Table 7.
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Table 5. Estimated Space Demand (2025-2042) Scenarios: Retail

Appendix A: Background and Context

Average Net Projected Net Percentage of Number of Adjustment Estimated Gross Space
New Employees New Employees Employees Using Employees Using  for Net New Demand (2025-2042)
Industry per Year (2025-2042) Retail Space [1] Retail Space Space [2] Sq. ft. Acres
Assumptions Table A-1 Table A-2 40% 500 sq. ft./employee 0.35 FAR
80% Net-to-Gross
Industry
Agriculture/Mining 3 a7 10.7% 5 2 996 0.1
Construction 40 679 14.6% 99 40 19,827 1.6
Manufacturing 7 121 8.6% 10 4 2,083 0.2
Transportation and Public Utilities (1) (11) 16.2% 2) (1) 0 0.0
Wholesale Trade 5 86 15.3% 13 5 2,622 0.2
Retail Trade 50 855 53.8% 460 184 92,019 7.5
FIRE 31 532 28.7% 153 61 30,538 25
Services 108 1,835 24.0% 440 176 88,075 7.2
Government 21 353 13.8% 49 19 9,747 0.8
Total 265 4,497 - 1,230 490 250,000 20.0

Source: Woods & Poole; US Census Bureau Longitudinal Employer Household Dynamics via OnTheMap; SCAG Employment Density Study 2001 by the Natelson Company; CoStar; EPS.

[1] Includes regional retail, other retail services, and miscellaneous commercial.

[2] EPS assumes that not all net new employees will require net new space, some may fill existing vacancies, this is accounted for using the adjustment for net new space.

CARSON CITY MASTER PLAN

181

243



envision |,

CARSON CITY

Table 6. Estimated Space Demand (2025-2042) Scenarios: Office

Average Net
New Employees

Projected Net
New Employees

Percentage of

Employees Using

Number of

Adjustment for
Employees Using Net New Space

Estimated Gross Space

Demand (2025-2042)

Industry per Year (2025-2042) Retail Space [1] Office Space [2] Sq. ft. Acres
Assumptions Table A-1 Table A-2 50% 300 sq. ft./employee 0.35 FAR
80% Net-to-Gross

Industry
Agriculture/Mining 3 47 33.9% 16 8 2,366 0.2
Construction 40 679 9.2% 62 31 9,370 0.8
Manufacturing 7 121 7.2% 9 4 1,308 0.1
Transportation and Public Utilities 1) (11) 16.9% (2) (2) 0 0.0
Wholesale Trade 5 86 11.4% 10 5 1,465 0.1
Retail Trade 50 855 7.4% 63 32 9,493 0.8
FIRE 31 532 31.2% 166 83 24,899 2.0
Services 108 1,835 17.1% 314 157 47,065 3.9
Government 21 353 39.2% 138 69 20,765 1.7
Total 265 4,497 - 780 390 120,000 10.0

Source: Woods & Poole; US Census Bureau Longitudinal Employer Household Dynamics via OnTheMap; SCAG Employment Density Study 2001 by the Natelson Company; CoStar; EPS.

[1] Includes low rise, high rise, and government office categories.
[2] EPS assumes that not all net new employees will require net new space, some may fill existing vacancies, this is accounted for using the adjustment for net new space.
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Table 7. Estimated Space Demand (2025-2042) Scenarios: Industrial

Average Net

Projected Net

New Employees New Employees

Percentage of
Employees Using

Number of
Employees Using

Adjustment for
Net New Space

Estimated Gross Space
Demand (2025-2042)

Industry per Year (2025-2042) Industrial Space [1] Industrial Space [2] Sq. ft. Acres
Assumptions Table A-1 Table A-2 75% 700 sq. ft./employee 0.40 FAR
80% Net-to-Gross

Industry
Agriculture/Mining 3 47 20.7% 9.6 7 5,057 0.4
Construction 40 679 30.9% 209.8 157 110,153 7.9
Manufacturing 7 121 58.9% 71.3 53 37,442 2.7
Transportation and Public Utilities 1) (12) 30.0% 3.2) 2) 0 0.0
Wholesale Trade 5 86 45.3% 38.8 29 20,376 15
Retail Trade 50 855 8.5% 72.7 55 38,163 2.7
FIRE 31 532 6.1% 32.2 24 16,926 1.2
Services 108 1,835 11.0% 201.8 151 105,966 7.6
Government 21 353 6.7% 23.7 18 12,422 0.9
Total 265 4,497 - 660.0 490 350,000 25.0

Source: Woods & Poole; US Census Bureau Longitudinal Employer Household Dynamics via OnTheMap; SCAG Employment Density Study 2001 by the Natelson Company; CoStar; EPS.

[1] Includes: Warehouse/Distribution; Open Storage; Processing; Heavy Manufacturing; Utilities; Trades, and Transportation.
[2] EPS assumes that not all net new employees will require net new space, some may fill existing vacancies, this is accounted for using the adjustment for net new space.
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DEVELOPMENT CAPACITY ANALYSIS

Purpose

A development capacity analysis was prepared to inform dis-
cussions as part of the Master Plan update. The analysis was
designed to identify opportunities and constraints to develop-
ment, and answer such questions as:

« How much developable land remains in Carson City, and how
much potential development can be supported on this land
under the current land use designations?

« What would full “buildout” of Carson City look like based on
the current Land Use Master Plan (map)?

+ Does Carson City have the water and infrastructure needed to
support a full “buildout” of the current Land Use Master Plan

(map)

This analysis was used to inform policy changes considered as
part of the Master Plan update, and updates to the Land Use
Map, and future updates to the City’s Growth Management
model.

Assumptions Non-developable Land

» Developed parcels. Includes parcels classified as residential,
commercial, or industrial (all permutations of these broad use
categories) for the Existing Land Use map.

 Publicly owned/tax-exempt lands. Includes parcels with the
following Existing Land Use map designations:

o Public/Quasi-Public
Public Lands

o

Golf Courses

Parks

o

o

[}

Open Space
o Washoe Tribe
Potentially Developable Land

Vacant parcels. Vacant parcels were identified using the Nevada
Department of Taxation 2023-2024 Land Use Codes. Vacant
codes included in the ‘vacant’ category include:
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« 100Vacant - Unknown/Other

« 108Vacant - Patented Mining Claim, Not mined
+ 110Vacant - Splinter and Other Unbuildable

+ 120Vacant - Single Family Residential

+ 130Vacant - Multi-Residential

+ 140Vacant - Commercial

+ 150Vacant - Industrial

+ 160Vacant - Mixed Zoning

Three categories of vacant were excluded: 190 (Vacant - Public
Use Lands), 110 (Vacant - Splinter and Other Unbuildable), and
117 (Vacant, Roads/Easements).

Underutilized parcels. Parcels that have a building/improve-
ment that is valued at 50% or less than the value of the land.
Development Constraints

« Vacant and underutilized parcels that are classified as ‘Splinter
and Other Unbuildable Parcels’ by the assessor (LU_Code 110)
were excluded from the resulting acreage summary.

«+ Additionally, portions of vacant and underutilized parcels
located within the following were excluded from the resulting
acreage summary:

o 100-Year floodplain (specifically zones designated as
floodways or as having a 0.2 percent annual chance flood
hazard)

o Skyline Restriction Area
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Summary

The results of the Development Capacity Analysis are
summarized below. This information provides a point-in-time
snapshot as of April 2024. Development Capacity is reviewed

annually as part of the Growth Management Program.

Carson City Buildout Assumptions - Baseline (2006 Plan with updates as of April 2024

VACANT LANDS & REDEVELOPMENT Commercial/ Total
CAPACITY SUMMARY Residential Mixed-Use Other
Employment
Vacant & Buildable Lands (acres) 3,697 173 190 803 4,690
Redevelopment Areas (acres) 1,468 415 1,505 147 3,121
Dwelling Unit Capacity (vacant lands) 4,474 0 1,767 0 6,241
Dwelling Unit Capacity (redevelopment) 4,527 0 6,921 0 11,448
Nonresidential Capacity, sq. ft. (vacant lands) 0 1,853,217 5,414,164 1,528,956 6,943,120
Nonresidential Capacity, sq. ft. (redevelopment) 0 5,477,409 17,804,562 960,955 18,765,517,
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APPENDIX B: MASTER
PLAN ASSESSMENT

Appendix B contains a summary of input received as part of initial
interviews conducted as part of the 2024 Master Plan update and
recommendations that informed the updated Master Plan.
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CARSON CITY

Master Plan Assessment

February 2024

BACKGROUND

In October 2023, Carson City initiated a process to update the 2006 Master Plan. The Master Plan update
is not intended as a “start-from-scratch” effort, but rather as an opportunity to review and modernize
the 2006 Master Plan to reflect the needs of Carson City today—and for the future. The Master Plan
update is being led by Carson City Community Development staff, with support from Clarion Associates
and Economic and Planning Systems.

While the entire Master Plan will be reviewed and updated to reflect recent trends and current
conditions, this Master Plan Assessment is an interim document that is intended to identify potential
areas where policy direction is lacking or needs to be clarified. In December 2023, members of the
project team conducted over 50 interviews with Carson City residents, staff, department heads, elected
officials, boards and commissions, partner agencies, community groups, and others with an interest or
role in implementing the 2006 Master Plan. The purpose of the initial interviews was to help evaluate
how well the 2006 Master Plan is serving Carson City’s needs currently and to identify specific
opportunities forimprovement as part of the Master Plan update process.

Recommendations contained in this Master Plan Assessment are preliminary and do not constitute
actual policy recommendations. They were vetted and refined based on discussions with the Board of
Supervisors and Planning Commission in late January 2024. Recommendations will be further refined
and explored the broader community as part of the first round of community engagement in April 2024.
The draft Public Engagement Plan for the Master Plan update provides a detailed overview of input
opportunities that will be provided over the next year.

The document is organized into two parts:

e Part1: Key Themes. Includes a summary of overarching themes that emerged from initial
stakeholder interviews, as well as a list of relevant Master Plan goals and policies, and
gaps/opportunities for clarification relative to each theme.

e Part 2: Recommended Updates. Includes a section-by-section overview of recommended
updates for each section of the Master Plan; supporting data, analysis, and plans that will help
inform those updates; and other opportunities to help improve the clarity and user-
friendliness of the plan.
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PART 1: KEY THEMES

By and large, interview participants that were familiar with the 2006 Master Plan indicated that the
guiding principles outlined in the plan continue to reflect the values of the Carson City community.
Participants also identified numerous opportunities to strengthen or clarify existing policy guidance in
the Master Plan. The following key themes emerged:

1.

6.

7.

Deepen the community’s understanding of the factors that influence Carson City’s growth rate
and ultimate buildout.

Clarify future land use designations and policy direction for areas of transition.
Expand revitalization focus along major corridors.

Recalibrate mixed-use and non-residential land use designations to reflect the changing
dynamics of retail and employment.

Define housing needs and Carson City’s role in providing opportunities for diverse housing
options.

Reinforce Cason City’s commitment to environmental stewardship and community resilience.

Strengthen partnerships and leverage community assets.

This section provides a summary of input received related to each theme, highlights relevant Master
Plan goals and policies, and identifies gaps/opportunities for clarification as part of the Master Plan

update.
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1. DEEPEN THE COMMUNITY'S UNDERSTANDING OF THE FACTORS THAT INFLUENCE
CARSON CITY’S GROWTH RATE AND ULTIMATE BUILDOUT

Carson City initiated a Growth Management

Program in 1978 in response to growth pressures
that were stretching the City’s ability to provide

RELEVANT MASTER PLAN GUIDANCE
e GP1:ACompact and Efficient Pattern of Growth

critical services and infrastructure. The Growth —Goal 1.1: Promote the Efficient Use of

Management Ordinance (adopted in 1988),

requires the City to analyze water capacity and

Available Land and Resources
—Policy 1.1d. Growth Management Ordinance
—Goal 1.4: Manage the Impacts of Future

determine allowable residential development e e e

permits annually based on that capacity. The e GP2: ABalanced Mix of Land Uses

Growth Management Ordinance also establishes —_Goal 2.1: Encourage Diversity in Citywide Land
a water use threshold for commercial and Use Mix

industrial development. Projects that require e GP 5: AStrong, Diversified Economic Base

water use that exceeds this threshold must seek —Goal 5.8: Promote Fiscal and Economic Health

approval from the Growth Management

Committee before a building permit can be issued. The actual target percentage growth and number
of building permits allowed is determined each year by the Planning Commission (acting as the
Growth Management Committee) and the Board of Supervisors. While the goals and policies in the

2006 Master Plan are closely aligned with the principles that guide the Growth Management Program,
participants in initial Master Plan interviews expressed varied levels of understanding of the Growth
Management Program and its role in shaping Carson City’s growth rate and ultimate buildout.
Interview participants expressed:

190

Strong support for a continued focus on infill development. Most participants expressed
support for a continued focus on compact, mixed-use development on remaining infill sites or
through the redevelopment or adaptive reuse of vacant buildings and underutilized sites, and
indicated that Carson City should “stay the course” in implementing the direction provided by
the 2006 Master Plan.

Some interest in revisiting growth rate assumptions. Some participants expressed concern
about recent residential development—both in terms of how fast it is perceived to be
occurring and the overall density of that development (e.g., smaller lot sizes, taller building
heights)—and indicated that a broader community conversation about the community’s
future growth rate and buildout assumptions was needed. [See also, Theme 2: Clarify land use
designations and policy guidance for areas of transition.]

Concerns about the lack of consistency between Master Plan and Zoning. Regardless of their
views on future growth, participants across the board identified a lack of consistency between
the Land Use Master Plan (map) and the underlying zoning as a key concern. In accordance
with NRS 278.0284, only communities with a population greater than 100,000 are required to
achieve conformance between their master plan and zoning. Carson City’s current practice is
to proactively look for inconsistencies between the Land Use Master Plan (map) and zoning
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and bring proposed updates forward for consideration as part of the annual Master Plan
review process. Property owners may also initiate a request to bring zoning into alignment
with the Master Plan; however, participants noted that this practice creates a lack of
predictability for residents and the development community because the underlying zoning
allows for development that is less intense that what the Master Plan recommends.

Recognition of infrastructure and funding limitations. A number of participants noted that
the City is struggling to provide and maintain public infrastructure and facilities—particularly
roads and parks—and that Carson City needed to work to “strike the right balance” between
supporting new development and providing high quality services and infrastructure for
established areas (e.g., water, sewer, and road maintenance). While a few participants
indicated that this challenge signified the need to substantially slow or limit growth, most
participants stressed that while these challenges warranted further discussion and analysis,
they alone should not result in a radical change in adopted plans and policies for the quality of
life amenities that residents value, such as the completion of the trail system or the ability to
walk to neighborhood parks in new neighborhoods.

MASTER PLAN GAPS/OPPORTUNITIES FOR CLARIFICATION

Incorporate supporting data, maps, and information as part of Master Plan update process
and the updated plan to help the community see the connection to growth and development
goals and policies related and provide informed input. For example, a brief explanation about
the City’s Growth Management Program and the role of infrastructure and services planningin
guiding growth.

Review and recalibrate the Land Use Master Plan (map) and accompanying categories where
necessary to reflect updated policies, infrastructure and service capabilities, and community
input received as part of the Master Plan update.

Clarify infrastructure needs and potential buildout assumptions for underutilized corridors as
well as for vacant parcels.

Review and update policies related to fiscal and economic health to reflect current conditions.
Explore potential policies—as appropriate within the purview of the Master Plan—to help
Carson City ensure that future growth is fiscally sustainable and does not negatively impact
existing levels of service.
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2. CLARIFY FUTURE LAND USE DESIGNATIONS AND POLICY DIRECTION FOR AREAS OF

TRANSITION

Some of the larger infill sites in Carson City—
while planned for future development—continue
to be used for agriculture and ranching. As
development proposals for these sites are
brought forward, they are reviewed for
consistency with the Land Use Master Plan (map)
and accompanying policies and rezoned through
a public process. Recently, some of these public
processes—particularly for the Anderson Ranch
and Lompa Ranch properties—have become
contentious because zoning for these sites is
generally less intense than what the site is
planned for. Interview participants expressed:

o Desire for greater predictability for

RELEVANT MASTER PLAN GUIDANCE

Goal 2.1: Encourage Diversity in Citywide Land Mix

—2.1d: Land Use Friction Zones

GP 6: Quality Design and Development

—Goal 6.2: Promote Compatible Infill and
Redevelopment

GP 9: Stable, Cohesive Neighborhoods Offering a

Mix of Housing Types

—Goal 9.3: Maintain the Quality and Character
of Established Neighborhoods

—Goal 9.4: Protect the Character of Existing
Rural Neighborhoods

LR-SPA Lompa Ranch Specific Plan Area policies

Residential land use policies

areas of transition. Participants noted that recent conflicts have occurred because
residents—and recent transplants in particular—are less likely to be familiar with the Land Use

Master Plan (map) or the rezoning process. As a result, they tend to view a property’s current

use and zoning as “fixed” and be met with surprise when a proposal is brought forward.

Likewise, property owners and developers are met with pushback when they bring forward
proposals that they view as consistent with the Master Plan.

e Need for community conversations in areas of transition and better tools to help promote

compatible development. Participants noted that the Master Plan update process presents an
opportunity to increase community awareness of current planned land uses for areas that are

likely to transition within the next five to ten years, to confirm or refine policy guidance for

those areas in collaboration with the community, and to establish clearer guidance about

compatibility between new development and existing neighborhoods.

MASTER PLAN GAPS/OPPORTUNITIES FOR CLARIFICATION
e Review and update current compatibility policies in the context of recent development

proposals and community conversations and update as needed. Explore strategies to help

codify compatibility expectations.

e Review and update Specific Plan Areas (SPAs) in the Master Plan as appropriate to reflect
current conditions and community priorities for the future. Since 2006, one of the four SPAs
has been ‘retired’ -the Brown Street SPA, and another has largely been built out—the Schulz
Ranch SPA. The remaining two SPAs—Lompa Ranch and Eastern Portal—should be reviewed
and updated. Additionally, new SPAs should be considered to address areas that lack
sufficient guidance in the 2006 Master Plan and have unique planning considerations, such as
the area near Rhoades and Betts, and portions of downtown. Where used, Specific Planning
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Area (SPA) policies should provide sufficient flexibility to adapt to market demand and
community preferences over an extended planning horizon.

e Clarify boundaries of the ‘urbanized area’ of Carson City on relevant maps to facilitate the
consistent application of urban-rural interface policies and regulations.

3. EXPAND REVITALIZATION FOCUS ALONG MAJOR CORRIDORS

The 2006 Master Plan identifies Downtown Carson
RELEVANT MASTER PLAN GUIDANCE

City as a high priority area for revitalization and
e GP 1:ACompact and Efficient Pattern of Growth

contains several strategies for advancing the
guiding principle of creating a vibrant downtown
center for the community. The Master Plan’s
focus on Downtown revitalization was largely
influenced by the Carson Freeway project, which
created an opportunity for the community to
reimagine the look and feel of Carson Street and

—Goal 1.2: Promote Infill and Redevelopment in
Targeted Areas

GP 5: A Strong, Diversified Economic Base

—Goal 5.2: Promote Expansion of Retail Service
Base

—Goal 5.6: Promote Downtown Revitalization

—Goal 5.7: Promote a Collaborative Approach to

create a safer and more walkable core. While Economic Development

participants expressed mixed opinions about the —Goal 5.8: Promote Fiscal and Economic Health
—Goal 5.9: Promote Redevelopment
e GP 8: AVibrant Downtown Center for the

Community

overall success of Downtown revitalization
efforts, most agreed that it was essential to
expand Carson City’s focus beyond just the
Downtown. References to revitalization refer to a
range of considerations, including, but not limited

—Goal 8.1: Promote Downtown Revitalization
e Eastern Portal Specific Plan Area policies

to infrastructure improvements, redevelopment
of underutilized properties or vacant buildings, the mix of land uses and businesses, access to transit
service, and the overall vitality of an area. Interview participants expressed:

e Desire to expand revitalization efforts along North Carson Street and East William Street.
Most participants agreed that it was essential to broaden to include areas along major
corridors. Multiple participants listed North Carson Street and East William Street as corridors
in need of targeted revitalization efforts. Curry Street was also mentioned (though less
frequently). The City already has plans in place to improve the infrastructure along North
Carson Street and East William Street through the Complete Streets program.

e Strong concerns about long-standing building vacancies. Nearly all participants mentioned
the vacant K-mart shopping center on North Carson Street and the Ormsby Hotel and Casino
at the edge of Downtown as long-standing concerns for the community. While there was
recognition that these sites are privately-owned, participants expressed a desire for Carson
City to take a more active role in working with property owners to sell, adaptively reuse, or
otherwise revitalize these or other buildings that are left vacant for extended periods of time.
In addition, several participants noted that the recent/pending closures of long-time
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businesses in Downtown and the resulting vacancies were concerning and something that the
City should take an active role in addressing.

Recognition of the need for an economic development champion. Related to the above, as
well as Industrial/Mixed-Use Employment opportunities addressed as part of Theme 4, some
participants expressed a need for Carson City to take a more active role in citywide economic
development and area-specific revitalization efforts, and an interest in exploring possible
strategies to help shape this role as part of the Master Plan update process. For example,
some communities dedicate staff time and resources to business outreach and programs that
are designed to help support the retention and expansion of local businesses. While these
efforts may occasionally focus on certain parts of the community, one of the key functions of
an economic development champion can be to help the City monitor business and economic
trends (and needs) for the community as a whole.

MASTER PLAN GAPS/OPPORTUNITIES FOR CLARIFICATION

194

Quantify the potential capacity of vacant/underutilized lands as part of buildout calculations
to help contextualize their role in future buildout of the community.

Strengthen goals and policies that address underutilized properties and identify potential
catalyst projects to help spur revitalization efforts along major gateway corridors as part of
Master Plan implementation.

Update policies throughout the Master Plan to reflect efforts completed/underway as part of
Carson City’s Complete Streets program and emphasize connectivity to/from these corridors.
Relevant guidance that emerges from the US 50 Corridor study (underway now) should also be
incorporated.

Identify priority redevelopment sites and establish near-term strategies to help catalyze future
redevelopment.

Review and update policies for the Eastern Portal to reflect planned improvements and
opportunities associated with community assets (e.g., V&T, historic cemetery) in the area.

Explore strategies to strengthen Carson City’s role in economic development initiatives at the
local level.
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4. RECALIBRATE MIXED-USE AND NON-RESIDENTIAL LAND USE DESIGNATIONS TO REFLECT
THE CHANGING DYNAMICS OF RETAIL AND EMPLOYMENT

Carson City’s Land Use Master Plan (map)
includes seven land use categories that
accommodate different forms of mixed-use,
commercial, and industrial development. These
categories provide applicants and the City with
significant flexibility in responding to market
demand, while also helping to identify areas that
are better suited for non-residential versus
residential uses. However, market demand for
brick and mortar commercial, retail, and office
space has softened in response to national
trends, such as the rise of online shopping and
remote work opportunities. The prevalence of
state-owned land and office space leased for
state purposes will also influence future
opportunities. Interview participants expressed:

RELEVANT MASTER PLAN GUIDANCE
e GP2: Balanced Land Use Mix

—Goal 2.3: Provide Opportunities for a Range of
Retail Services

GP 5: A Strong, Diversified Economic Base
—Goal 5.1: Maintain and Enhance Primary Job
Base

—Goal 5.2: Promote Expansion of Retail Service
Base

—Goal 5.3: Recognize and Adapt to the Impact
of Technology on Work and Workforce
Patterns

GP 7: Compact, Mixed-Use Activity Centers
GP 8: A Vibrant Downtown Center for the
Community

e Support for walkable, mixed-use development. Several participants were supportive of

encouraging mixed-use development in more areas of Carson City. Other participants cited

the ability to access shopping, restaurants, entertainment, schools, and parks within a short

distance of their home as one of the key factors that led them to choose their current home, or

to locate their business in a particular location.

o Desire to simplify land use categories and activity center designations. Some participants

suggested that the number of mixed-use land use categories and the appearance of the Land

Use Master Plan (map)—could potentially be simplified, or that certain areas could be

redesignated to Commercial/Employment or Residential designations while still allowing for
flexibility to accommodate mixed-use development in key locations.

e Need to clarify/streamline the implementation process for mixed-use development. Related

to discussions as part of Theme 1 and 2, several participants questioned the effectiveness of
the mixed-use land use designations without the existence of mixed-use zoning districts to
implement the vision outlined in the Master Plan. Specifically, participants noted that the SUP

process added time and uncertainty to the approval process and may serve as a disincentive

for reinvestment along key corridors.

e Need for a stronger focus on Industrial and Mixed-Use Employment opportunities. Several

participants noted that Carson City was not fully leveraging the potential of the Carson City
airport and the surrounding industrial area. Participants also noted that it would be beneficial

to have a clearer understanding of employment demand and supply in Carson City in the
context of emerging trends for industrial, warehousing, and office uses.
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e Review and update land use category descriptions and Land Use Master Plan (map)
designations to reflect recent trends, anticipated demand for residential and non-residential
development, and community priorities that emerge from the Master Plan update process.

e Update relevant goals and policies to reflect current community priorities and related updates
to the Land Use Master Plan (map).

e Explore possible strategies to help incentivize mixed-use development on key sites as part of
the updated implementation strategies.
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5. DEFINE HOUSING NEEDS AND CARSON CITY'S ROLE IN PROVIDING OPPORTUNITIES FOR

DIVERSE HOUSING OPTIONS

The 2006 Master Plan encourages the
development of a variety of housing options
(both in terms of housing type and price point)
and acknowledges the role housing access plays
in economic vitality; however, data and
information about housing supply and demand is
outdated. While Carson City is not required to
include a housing element in its Master Plan
under Nevada law, the Master Plan update
process provides an opportunity to clarify the
City’s housing needs and identify Carson City’s
role in providing opportunities for diverse
housing options. Interview participants
expressed a range of views and concerns about
housing:

e Perceived lack of workforce housing
options. Most participants expressed
concern that the price of newer homes is

RELEVANT MASTER PLAN GUIDANCE

GP 2: Balanced Land Use Mix

—Goal 2.1: Encourage diversity in citywide land
use mix

—Goal 2.2: Expand housing variety

Goal 5.1: Maintain and Enhance Primary Job Base

—>5.1.j. Housing mix

GP 9: Stable, Cohesive Neighborhoods Offering a

Mix of Housing Types

—Goal 9.1: Promote a mix of land uses and
housing types within new neighborhoods

—Goal 9.2: Promote the expansion of affordable
and workforce housing options within the
community

—Goal 9.3: Maintain the quality and character of
established neighborhoods

—Goal 9.4: Protect the character of existing rural
neighborhoods

out of reach for young families, single professionals, and others at the lower end of the income
spectrum. Participants expressed concern that this trend was going to—or already had—
negatively impact Carson City’s ability to attract and retain working-age residents. Younger

participants expressed that it was important to them that Carson City remains accessible to
residents of all ages and income levels and that the City should take a proactive role in
ensuring that Carson City does not become a “retirement community.”

e Mixed opinions on the types of housing that was appropriate for Carson City. Participants
shared different views on the more diverse mix of housing options that have been built in
Carson City in recent years (e.g., townhomes, small lot single family, low-rise multifamily).
While most participants were generally supportive of more options, some were concerned

that recent development was too dense, and didn’t “fit” Carson City. These participants were
generally in favor of large lot, single-family detached housing developments. Accessory
dwelling units were mentioned by several participants as a housing type that warranted
further discussion as part of the Master Plan update (e.g., whether they should be allowed and

if so, where).

e Need for a common vocabulary for discussing housing issues. Multiple participants noted
that housing terms used in the updated Master Plan (e.g., attainable, affordable, workforce,

AMI, missing middle) should be clearly defined.
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MASTER PLAN GAPS/OPPORTUNITIES FOR CLARIFICATION

e Quantify potential demand for new housing units by type based on demographic trends and
projections, adopted plans and policies, community priorities, and other factors.

e Review and update policies that support the production of different types of housing.
e Establish a glossary of housing terms.

e Explore additional opportunities for Carson City to partner with workforce housing
developers, as appropriate, to increase the number of workforce housing units in the City.

e Increase awareness of available housing resources and explore ways to strengthen
partnerships for the public and other agencies.

o Identify strategies to streamline, connect, and regulate existing services and shelter options
for the unhoused population in collaboration with local and regional partners.
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6. REINFORCE CARSON CITY'S COMMITMENT TO ENVIRONMENTAL STEWARDSHIP

AND COMMUNITY RESILIENCE

The urbanized core of Carson City is surrounded
by open lands. The conservation of these lands,
and the community’s ability to access them, is
regarded as a major community asset. In 1996,
the community approved the Quality of Life
Initiative which authorized an increase in sales
tax to raise funds for open space, parks, and
trails. The 2006 Master Plan was developed in
coordination with the 2006 Unified Pathways
Master Plan (which was updated in 2018), and
2006 Parks and Recreation Master Plan. As result,
the 2006 (Land Use) Master Plan addresses parks,
open space, and recreation at a fairly high level,
but also addresses how developed areas of
Carson City interface with surrounding open
lands. Interview participants expressed:

RELEVANT MASTER PLAN GUIDANCE
e Goal 1.4: Manage the Impacts of Future Growth

within the Urban Interface

e GP 3: Stewardship of the Natural Environment

—Goal 3.1: Protect Environmentally Sensitive
Areas

—Goal 3.2: Protect Visual Resources

—Goal 3.3: Minimize Impacts of Potential
Disaster Events on the Community

GP 4: An Integrated, Comprehensive Parks,

Recreation, and Open Space System

—Goal 4.3: Expand the City’s Open Space
Network

GP 12: A Unified Pathways System

—Goal 12.2: Establish a Citywide System of
Multi-Use Pathways

e Support for the continued buildout of Carson City’s open space and trail networks. Many
participants noted that Carson City’s open space and trails network as an important
community asset that should be protected as the community continues to build out.

Continued expansion of the open space and trails network was identified as a priority for the
future to help improve connectivity between different areas of Carson City, and to help
alleviate crowding and the potential for overuse in popular areas. While partnerships with
outside entities have helped, funding for this continued expansion—as well as the
maintenance of current assets—was cited as an ongoing challenge.

e Desire to preserve the community’s natural beauty. Several participants voiced support for
stronger policies related to hillside development, wetlands, dark skies, wildlife, and other

Carson City’s natural resources.

e Interest in expanding the City’s focus on community resilience and sustainability. While the
2006 Master Plan generally addresses the need to minimize impacts from natural hazards such

as flooding, wildfire, and earthquake faults, modern master plans go much further in
addressing community resilience. Participants generally acknowledged the need to align the
Master Plan with the 2016 Carson City Hazard Mitigation Plan and current best practices. A
few participants also expressed a desire to establish goals to reduce greenhouse gas

emissions and encourage electric vehicle charging infrastructure, as part of the updated

Master Plan.
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MASTER PLAN GAPS/OPPORTUNITIES FOR CLARIFICATION

e Expand focus on community resilience throughout the updated Master Plan to reflect current
planning best practices and the need to adapt to a changing environment (e.g., incorporate
Wildland Urban Interface map, address the importance of infrastructure redundancy, resident
education, and other opportunities).

e Align policies in the updated Master Plan with the 2016 Hazard Mitigation Plan, as appropriate.

e Review and update policy guidance related to parks, recreation, and open space, as well as
stewardship of the natural environment as appropriate based on current plans and policies
and input received as part of the Master Plan update.

200 ADOPTION DRAFT FEBRUARY 2025
262



Appendix A: Background and Context

February 2024

7. STRENGTHEN PARTNERSHIPS AND LEVERAGE COMMUNITY ASSETS

In 2006, nearly 75 percent of Carson City’s total

RELEVANT MASTER PLAN GUIDANCE

land area was held by the U.S. Forest Service, the

Bureau of Land Management, and the State of
Nevada. The State of Nevada is also a major
employer in Carson City and provides residents

e GP1:ACompact and Efficient Pattern of Growth

—Goal 1.3: Promote the Preservation of State
and Federal Lands as a Community Amenity

—Goal 1.5: Foster Cooperation on Master Plan

with access to a variety of social services. Carson Issues

City also relies on non-profit organizations and e GP 5: A Strong and Diversified Economic Base
regional partners to support affordable housing, —Goal 5.6: Promote Downtown Revitalization
and economic development and tourism —Goal 5.5: Promote Tourism Activities and
functions not covered by City staff. In addition, Amenities that Highlight the City’s Historic

and Cultural Resources.

Western Nevada College (WNC) is a vital source

for workforce development and cultural and

—Goal 5.7: Promote a Collaborative Approach to
Economic Development

community events. Interview participants e GP 10: Protection of Historic Resources

stressed the importance of strengthening existing

—Goal 10.1: Preserve and Enhance Historic

partnerships with these and other entities, and Resources
the need to better leverage the community’s
position as the capital city. Specifically, participants expressed:

Need for closer collaboration with regional, state, and federal partners. Participants
emphasized the importance of collaboration between Carson City and the State of Nevada on
long-range planning for the State office complex, current/projected on-site employment for
state employees in Carson City, and other factors that influence the availability of office space
in the City, citywide housing demand, and the economic vitality of Downtown. Participants
also acknowledged the need for closer collaboration with the various state and federal
agencies that manage public lands in Carson City, as well as with neighboring counties that
rely on Carson City for services or provide services that Carson City residents rely on.

Support for nonprofit organizations. Many participants acknowledged the important role
that nonprofits play in providing social services to Carson City residents and homeless
individuals, but also acknowledged that resources and staffing were limited and that these
organizations rely on continued support from the City and volunteers.

Support for ongoing collaboration with economic development, workforce development
partners. While Carson City is an independent community, participants acknowledged the
need for continued collaboration with NNDA, WNDD, Visit Carson City, and others to help
promote the community as an attractive choice for employers and employees, and as a
destination for visitors. Related to tourism and economic vitality, many participants noted
that Carson City “could be doing more” to protect and leverage its history and role as the
State Capitol. Several participants mentioned that Carson City should look to Nevada
communities like Minden, Gardnerville, and Elko as successful examples of communities that
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have improved their urban form, reduced vacant buildings, and established robust public art
programs through proactive economic development and revitalization initiatives.

MASTER PLAN GAPS/OPPORTUNITIES FOR CLARIFICATION

202

Continue to coordinate with the State of Nevada to catalog and monitor future development
opportunities on vacant and underutilized properties in urbanized areas of Carson City
through the disposal process or other partnerships. Factor available sites into capacity
considerations as part of the Growth Management Program.

Identify opportunities to collaborate with the regional, state, and federal partners more
regularly on issues of strategic importance.

Seek additional opportunities for collaboration with Carson City School District and Western
Nevada College on workforce development programs, housing, public safety, and other issues
of mutualinterest.

Identify opportunities for Carson City to partner with nongovernmental and nonprofit
organizations on issues of strategic importance (e.g., housing, economic development).
Expand the Master Plan’s focus on historic preservation to increase awareness of the many
listed and unlisted historic resources in Carson City (e.g., cemeteries, Native American sites,
mid-century neighborhoods), and explore strategies to encourage the protection of historic
resources outside of the formal designation process. This approach could delay, or potentially
eliminate, the need to update the 1996 Historic Preservation Plan.

Align Master Plan policies with the most recent Arts and Culture Strategic Plan.
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PART 2: RECOMMENDED UPDATES

This section provides a preliminary list of recommended updates for each chapter of the Master Plan.
Recommended updates generally fall into three categories:

e Routine updates to reflect current conditions and trends;
e Technical updates/analyses that will inform Master Plan policies; and
e Potential policy changes and implementation strategies.

Supporting plans, data, and analysis that will help inform recommended updates are listed where
relevant. All updates to the Master Plan will be informed by further discussion and community input.

CHAPTER-BY-CHAPTER RECOMMENDATIONS
PLAN SECTION/RECOMMENDATIONS SUPPORTING PLANS, DATA, AND ANALYSIS

NEW: Executive Summary

e Provide an executive summary highlighting
key themes and summarizing
recommendations

Chapter 1: Plan Overview

e Update as needed

¢ Verify compliance with current Nevada State
Statutes

e Update plan organization to reflect updated
Master Plan layout

Chapter 2: Vision, Themes, and Guiding Principles

¢ Refine existing language in themes and
guiding principles as needed

e Carry forward current structure (each chapter
is tied to a theme)

Chapter 3: A Balanced Land Use Pattern

e Update guiding principles, goals, and policies | e Existing Conditions, Trends, and Projections

to emphasize the role of the Growth analysis (Phase 2 of the Master Plan update
Management Program and the need to scope)
strengthen local partnerships. e Water Conservation Plan (2023)

¢ Refine land use category descriptions to e Stormwater Management Plan (2018)

provide clearer direction regarding mix of uses

) e : . ¢ Regional Floodplain Management Plan (2018)
and site and building design principles

e Hazard Mitigation Plan (2021)

e Revisit mixed-use designations and clarify « Zoning Ordinance (Title 18)

direction for Activity Centers

e Incorporate ‘zoomed-in’ version of the Land
Use Map for different sections of the
community to improve legibility (as well as
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PLAN SECTION/RECOMMENDATIONS

SUPPORTING PLANS, DATA, AND ANALYSIS

making it available through Carson City’s
online map portal)

e Explore ways to more clearly highlight ‘areas
of transition’ on the Land Use Map (or provide
a separate map) and to distinguish
urbanized/urbanizing areas of Carson City
from the surrounding open lands

e Review and refine the Land Use Map to
address existing areas of conflict (e.g.,
adjacency of incompatible uses, properties
that are mislabeled, etc.)

e Explore potential updates to the Land Use
Map based on the themes identified in the
Master Plan Assessment, with a focus on
mixed-use designations and designations for
areas of transition.

Chapter 4: Equitable Distribution of Recreation Opportunities

e Update existing guiding principles, goals, and
policies to reflect current City practices and
partnerships

e Trails Plan (2001) - connectivity focus
e Open Space Plan (2000)
e Parks and Recreation Master Plan (2006)

e Unified Pathways Master Plan (2018) -
recreational trail focus

Chapter 5: Economic Vitality

e Update guiding principles, goals, and policies
to reflect changes in the Downtown core as
well as employment and tourism trends

e Provide new guiding principles, goals, and
policies to support corridor revitalization
efforts, as well as arts, culture, and
entertainment to enrich quality of life and
contribute to economic prosperity

e Clarify Carson City’s role in economic
development

e Existing Conditions, Trends, and Projections
analysis (Phase 2 of the Master Plan update
scope)

e Carson City Strategic Plan (2022-2026)

e Arts and Culture Master Plan (2016)

e Arts and Culture Strategic Plan (2022-2026)

Chapter 6: Livable Neighborhoods and Activity Centers

¢ Refine chapter to focus on housing,
neighborhood design, and protection of
historic resources

e Update guiding principles, goals, and policies
to reflect housing needs, identify preferred

e Existing Conditions, Trends, and Projections
analysis (Phase 2 of the Master Plan update
scope)

e Historic District Development Standards

(2005)
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PLAN SECTION/RECOMMENDATIONS

SUPPORTING PLANS, DATA, AND ANALYSIS

housing types, and expand policy guidance for
infill and redevelopment projects

e Expand Guiding Principle 10: Protection of
Historic Resources to incorporate existing
HPM Master Plan and a map of designated
historic properties/potentially eligible
properties

e Historic Properties Management Master Plan
(1990)

Chapter 7: A Connected City

e Update to reflect current assets, programs,
and policies (e.g., Carson Freeway project,
complete streets program, JAC, etc.), as well
as emerging trends (e.g., electric (EV) friendly
infrastructure)

e Carson Area Transportation System
Management Plan (2023)

e Unified Pathways Master Plan (2018)

Chapter 8: Specific Plan Areas

e Remove Specific Plan Areas identified in 2006
that are no longer relevant (Shulz Ranch,
Brown Street)

e Explore the addition of new Specific Plan
Areas (as appropriate), based on discussions
related to the Land Use Plan Map and areas of
transition

e Existing Conditions, Trends, and Projections
analysis (Phase 2 of the Master Plan update
scope)

Chapter 9: Action Plan

e Update list of priority actions based on
priorities that arise from the Master Plan
update process and input from departments
on implementation progress

e Update Action Plan Matrix to reflect changes
to guiding principles and goals throughout the
Master Plan

o |dentify the Carson City department or partner
agency responsible for leading
implementation actions into the Action Plan
Matrix

Appendix A: Related Plans & Implementation Documents

e Consider simplifying and relocating
information from Appendix A to Chapter 1:
Plan Overview. This information would be
presented as a new subheading, such as
“Consistency with Other Plans” OR

e Update Appendix A to remove outdated
documents and incorporate a brief summary
of current plans

New or updated plans since 2006:

¢ Arts and Culture Strategic Plan (2022-2026)

e Carson City Library Strategic Plan (2021-2024)
e Carson City Strategic Plan (2022-2026)

e Carson Area Transportation System
Management Plan (2023)

¢ Hazard Mitigation Plan (2021)

CARSON CITY MASTER PLAN

205

267



envision |,

CARSON CITY
February 2024

PLAN SECTION/RECOMMENDATIONS SUPPORTING PLANS, DATA, AND ANALYSIS
e Regional Floodplain Management Plan (2018)

e Stormwater Management Plan (2018)
e Unified Pathways Master Plan (2018)
e Water Conservation Plan (2023)

Appendix B: Background and Context

e Update Planning Process & Public e Existing Conditions, Trends, and Projections
Participation section to reflect Master Plan analysis
update process

e Update existing data and analysis contained in
Snapshot Summaries

e Update inventory maps as needed

Appendix C: Interim Mixed-Use Development Criteria

e Update to reflect changes made to mixed-use
land use categories

Appendix D: Affordable Housing Plan

e Remove reference to Appendix D: Affordable
Housing Plan
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APPENDIX C: COMMUNITY
ENGAGEMENT SUMMARY

The Master Plan was informed by public input provided
throughout the update process, and as a result, the document is
a reflection of the community’s vision and values. A summary of
community engagement events held throughout the Master Plan
update process is provided below.

+ Spring 2024 Outreach Summary: https://www.envisioncar-

soncity.org/ files/ugd/35d2c0_dbdla34ce05c4f06993bc96dc-
4dac81b.pdf

« Summer 2024 Outreach Summary: https://35d2c0a5-
ed42-434b-a53b-9f8fc6a298be.usrfiles.com/ugd/
elabba_673516449275498db626af367c0efOff.pdf

« Listening Tour Summary: https://35d2c0a5-ed42-434b-a53b-
9f8fc6a298be.usrfiles.com/ugd/ela66a_b4ccb1d4172c40c-
89caeb8a4b5e00798.pdf

CARSON CITY MASTER PLAN 207
269


https://www.envisioncarsoncity.org/_files/ugd/35d2c0_dbd1a34ce05c4f06993bc96dc4dac81b.pdf
https://www.envisioncarsoncity.org/_files/ugd/35d2c0_dbd1a34ce05c4f06993bc96dc4dac81b.pdf
https://www.envisioncarsoncity.org/_files/ugd/35d2c0_dbd1a34ce05c4f06993bc96dc4dac81b.pdf
https://35d2c0a5-ed42-434b-a53b-9f8fc6a298be.usrfiles.com/ugd/e1a66a_673516449275498db626af367c0ef0ff.pdf 
https://35d2c0a5-ed42-434b-a53b-9f8fc6a298be.usrfiles.com/ugd/e1a66a_673516449275498db626af367c0ef0ff.pdf 
https://35d2c0a5-ed42-434b-a53b-9f8fc6a298be.usrfiles.com/ugd/e1a66a_673516449275498db626af367c0ef0ff.pdf 
https://35d2c0a5-ed42-434b-a53b-9f8fc6a298be.usrfiles.com/ugd/e1a66a_b4ccb1d4172c40c89caeb8a4b5e00798.pdf 
https://35d2c0a5-ed42-434b-a53b-9f8fc6a298be.usrfiles.com/ugd/e1a66a_b4ccb1d4172c40c89caeb8a4b5e00798.pdf 
https://35d2c0a5-ed42-434b-a53b-9f8fc6a298be.usrfiles.com/ugd/e1a66a_b4ccb1d4172c40c89caeb8a4b5e00798.pdf 

envision |,

CARSON CITY

APPENDIX D: STATE AND

NATIONAL REGISTER PROPERTIES

As of March 23,2022, the following properties in Carson City are
listed on the State and/or National Register of Historic Places.

A map depicting the properties listed below, as well as eligible
historic sites, can be found by viewing the Community Profile in

Appendix A.
PROPERTY ADDRESS STATE NATIONAL
REGISTER REGISTER
Adams House 990 N. Minnesota St. X
Belknap House 1206 N. Nevada St. X
Cavell, Dr. William Henry, 402 W. Robinson St. X
House
Dat So La Lee House 331 W. Proctor St. X
McKeen Motor Car #70 Nevada State Railroad Museum X
Olcovich--Meyers House 214 W. King St. X
Sanford, George L., House 405 N. Roop St. X
Virginia and Truckee Railroad 729 N. Carson St. X
Depot--Carson City
Virginia and Truckee Railway 2180 S. Carson St. X
Locomotive #27
West Side Historic District Roughly bounded by Curry, X
Mountain, 5th & John Sts.
Bank Saloon 418 S. Carson St. X
Brougher Mansion 204 W. Spear St. X X
Carson Brewing Company 102 S. Division St. X X
Carson Hot Springs 1500 Hot Springs Road X
Carson City Civic Auditorium 813 N. Carson St. X
Carson City Post Office 401 N. Carson St. X X
Carson City Public Buildings Carson St. X
Clemens, Orion, House 502 N. Division St. X
Colcord, Gov. Roswell K., House | 700 W. Telegraph St. X X
Curry, Abraham, House 406 N. Nevada St. X
Foreman--Roberts, House 1217 N. Carson St. X X
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PROPERTY ADDRESS STATE NATIONAL
REGISTER REGISTER
Glenbrook, The 600 N. Carson St. X
Governor’s Mansion 606 Mountain St. X X
Kitzmeyer Furniture Factory 319 N. Carson St. X
Lakeview House U.S. 395 S of E. Lake Blvd. X X
Leport-Toupin House 503 E. Telegraph St. X
Meder, Lew M., House 308 N. Nevada St. X X
McKeen Motor Car #70 Nevada State Railroad Museum X X
Nevada State Capitol 101 N. Carson St. X X
Nevada State Printing Office 101 S. Fall St. X X
Nevada State Prison 3301E. Fifth St. X
Nye, Gov. James W., Mansion 108 N. Minnesota St. X X
Ormsby-Rosser House 304 S. Minnesota St. X X
Raycraft Ranch N of Carson City, on U. S. 395 X
Rinckel Mansion 102 N. Curry St. X X
Sadler, Gov. Reinhold, House 310 Mountain St. X
Sears--Ferris House 311 W. Third St. X
Second Railroad Car No. 21 2180S. Carson St. X
Smaill, David, House 313 W. Ann St. X
Spence, William, House 308 S. Thompson St. X
St. Charles-Muller’s Hotel 302-304-310S. Carson St. X X
St. Peter’s Episcopal Church 312 N. Division St. X
Stewart Indian School S of Carson City off US 395 X
U.S. Mint 600 N. Carson St. X X
Virginia and Truckee RR. NE corner of Colorado and Carson X X

Engines No. 18, The
Dayton; and No. 22, The Inyo

Sts.

Wabuska Railroad Station

S. Carson St.

CARSON CITY MASTER PLAN
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STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF FEBRUARY 26, 2025
FILE NUMBER: N/A AGENDA ITEM: 7.A
STAFF CONTACT: Hope Sullivan, AICP, Director

AGENDA TITLE: Staff Reports (non-action items)

- Director's report to the Commission. (Hope Sullivan) - Master Plan update.
- Future agenda items.

- Commissioner reports/comments.

SUGGESTED ACTION: N/A
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