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   STAFF REPORT   
     
     
 
Report To:  Redevelopment Authority     Meeting Date:  October 4, 2018 
 
Staff Contact:  Lee Plemel, Community Development Director 
 
Agenda Title:  For Possible Action: To consider an appeal of the Redevelopment Authority Citizens 
Committee's action regarding the expenditure of up to $25,000 for façade improvements to the office building 
located at 302 N. Minnesota Street, within Redevelopment Area No. 1, under the Redevelopment Façade 
Improvement Program.  (Lee Plemel, lplemel@carson.org) 
 
Staff Summary:  The Redevelopment Authority approved a façade improvement program to assist property 
owners within the Redevelopment District with improving the exterior appearance of their buildings. The City 
may match up to 50% of the total cost of the façade improvements up to a maximum of $25,000 per property. 
The applicant is proposing to re-paint and re-roof the building. The applicant’s estimated total cost of the 
proposed improvements is $68,000. Redevelopment staff recommended funding of $9,292.50 for 50 percent of 
eligible improvements (painting). The Redevelopment Authority Citizens Committee failed to approve funding 
for the project by a split vote of 3-3 (1 absent) on a motion to deny funding for the application.  
 
Agenda Action:  Formal Action/Motion   Time Requested:  30 minutes 
 
 

Proposed Motion  
Alternative 1: I move to approve the appeal and approve a modified expenditure of up to $9,292.50 for 
painting the building located at 302 N. Minnesota Street, within Redevelopment Area No. 1, subject to staff's 
recommended conditions of approval.  
 
Alternative 2: I move to deny the appeal and deny the expenditure of Façade Improvement Program funds for 
the building located at 302 N. Minnesota Street.  
 
Alternative 3: I move to approve the appeal and approve the expenditure of up to $25,000 for façade 
improvements to the building located at 302 N. Minnesota Street, within Redevelopment Area No. 1, subject to 
staff's recommended conditions of approval.  
 
Board’s Strategic Goal 
Economic Development 
 
Previous Action   
September 4, 2018: The Redevelopment Authority Citizens Committee denied (failed to approve) the proposed 
expenditure by a vote of 3-3 (1 absent) on a motion to deny funding for the application.  
 
Background/Issues & Analysis   
The Redevelopment Authority/Board of Supervisors approved the Façade Improvement Program (FIP) in May 
2016. A total of $50,000 has been budgeted for the program in FY 2019 (Fiscal Year ending June 30, 2019). This 
is the first façade improvement application received in FY 2019, so the full amount of funding is available.  
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The Resolution authorizing the Façade Improvement Program (attached) includes all the requirements related 
to the program. Applications are accepted and reviewed on a first-come, first-served basis for qualifying 
applicants until funding is exhausted. The RACC has final approval authority for all allocated Façade 
Improvement Program funding. The RACC has awarded funds to 12 different properties since the program's 
inception.  
 
The general purpose of the Façade Improvement Program is stated in the preamble of the enacting Resolution, 
and includes: to improve the appearance of commercial areas through building rehabilitation; to engage the 
business owners in the revitalization process and assisting in the reuse of vacant buildings; to create an 
incentive program to be an integral part of Carson City’s private-public partnership initiatives to retain and 
expand businesses in Carson City; and to stimulate investment in properties and improve the desirability of 
properties within Redevelopment Areas 1 and 2 by improving the exterior appearance of buildings.  
 
The RACC considered the subject façade improvement application for 302 N. Minnesota Street on September 4, 
2018, and failed to approve a motion regarding the funding (by a 3-3 tie vote). The dissenting members denied 
the funding generally based on the following reasons: 
 
Issue #1.  The Façade Improvement Program guidelines section 2 states that ineligible properties include 
"properties already receiving tax incentives or other financial incentives from the City" (see attached 
Resolution). The subject property is a historic property and currently has a historic property tax deferment 
through the Assessor's office (technically an "open space use assessment" per CCMC 21.02 and NRS Chapter 
361A). Some of the RACC members considered the tax deferment to be a "tax incentive" that disqualifies the 
property from receiving façade improvement funds. (Note: According to the Assessor's office, the historic 
property tax deferment provides a 26% property tax reduction on all eligible improvements. Deferred property 
taxes for the current tax year and the prior six tax years must be paid in full should the property become 
ineligible for the tax deferment or should the owner elect to remove the deferment.)  
 
Staff analysis: Staff believes and expressed to the RACC that the intent of this particular clause in the guidelines 
was to exclude properties with sales tax incentives agreements with the City (e.g. Sportsman's Warehouse, 
Burlington/Big 5/Big Lots, etc.) or other incentive agreements (e.g. auto dealers). Staff does not recall any 
discussion during the adoption of the guidelines about excluding historic properties that may have a historic 
property tax deferment, and does not believe that was the intent of the verbiage.  
 
Board of Supervisors considerations and alternatives: The Board of Supervisors should determine the 
appropriate interpretation of "tax incentives or other financial incentives" as it pertains to the Façade 
Improvement Program. Should the Board of Supervisors determine that such exclusionary tax incentives do not 
include historic property tax deferments, the Board should consider approving the eligible façade 
improvements funding (see further discussion below regarding eligible improvements). Should the Board 
determine that the historic property tax deferment is a tax incentive that disqualifies the property, the Board 
should deny the funding application.  
 
Issue #2.  Some RACC members believed that the Façade Improvement Program was primarily intended for the 
main commercial corridors (i.e. Carson Street) and immediate vicinity, and funding should be focused on those 
areas.  
 
Staff analysis: While the "no" votes were primarily based on the tax incentive issue noted above, this issue was 
also raised and may be considered by the Board of Supervisors. Staff noted that the Façade Improvement 
Program guidelines clearly states in Section 1, "All commercial properties within Redevelopment Areas 1 and 2 
are eligible to apply for Façade Improvement Program funds." There was discussion during the adoption of the 
program in 2016 about limiting it to certain areas, but there was a clear decision to include all commercial 
properties in the program. Furthermore, Section 3 expressly includes "maintenance" and "painting" as eligible 
improvements.  
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Board of Supervisors considerations and alternatives: Should the Board of Supervisors believe that the program 
should be limited to certain areas with the Redevelopment District that does not include all commercial 
properties, the Board should provide direction to staff to amend the Resolution establishing the guidelines.  
 
Following is a summary of the application with information included that pertains to the Façade Improvement 
Program review criteria, as presented in the staff report to the RACC. Refer to the attached application for more 
details and explanation.  
 
Address: 302 N. Minnesota Street  
Requested funding (% of total project cost): $25,000 (37% of $68,000 estimated total project cost, including 
ineligible re-roof) 
Staff Recommended funding (% of total project cost): $9,292.50 (50% of eligible costs, 14% of estimated total 
project costs) 
Improvement description: Re-painting and re-roof of office building.  
Redevelopment Area #: 1 
Staff analysis: The property is located within the Residential Office (RO) zoning district and is also within the 
Historic District. Assessor’s data lists the original year of construction as 1903, and the building is currently 
used as an office.  
 
The project includes repainting the entire structure and a complete re-roof. Eligible façade expenses include “all 
portions of a building, excluding the roof decking, visible from the public right-of-way or on-site public parking 
lot.” (Emphasis added.) The building has a parking lot at the rear of the building, and all sides of the building are 
visible from the street or parking lot. Therefore, all sides of the building are eligible for façade improvement 
reimbursement.  
 

 
 
The applicant submitted the application to include reimbursement for the re-roof, thus the applicant’s request 
is for $25,000. The applicant read the portion of the policy standards that excludes “roof decking” and he 
believed that, by definition, roof decking included only the subsurface of the roof (i.e. the plywood) but did not 
include the shingles, which are visible. Staff spoke to the applicant and informed him of the RACC’s policy 
regarding not funding re-roofing, and that the intent of the verbiage in the written policies is to exclude all re-
roofing activities from funding. The request for funding for the re-roof is still included on the agenda as 
originally requested, with staff’s recommendation to only fund 50% of the portion of the improvements that are 
otherwise eligible (i.e. painting).  
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The applicant obtained three bids for each portion of the proposed improvements, in compliance with the 
Façade Improvement Program policies. Based on the lowest bids for each portion, the costs are as follows:  
 
Painting: $18,585 (50% = $9,292.50) 
Re-roof: $42,950 
Total project cost (lowest bids): $61,808 
 
RECOMMENDED CONDITIONS OF APPROVAL:  Pursuant to the Façade Improvement Program Policies and 
Procedures, approval of this application is recommended subject to the following conditions: 
 
1. All work shall be performed with building permits and shall be completed by contractors licensed to 

perform the applicable work.  
 
2. If the property is sold within 12 months of the completion of the improvements for which the funding 

was granted, the funds reimbursed for the project by Redevelopment shall be paid back to 
Redevelopment in full. The property owner shall sign a lien for the funds on a form provided by the City 
that must be recorded by the City prior to Redevelopment authorizing the reimbursement of any project 
expenses. The agreement shall be in the form as required by the City. 

 
3. All improvements must be made in compliance with the plans approved by the RACC. Minor 

modifications in compliance with the applicable Development Standards for design may be approved by 
the Community Development Director.  

 
4. Payments from the City shall be made on a reimbursement-basis only at a rate of no more than 50% of 

the actual expenses incurred by the property owner up to the total amount of funds approved.  
 
5. For façade improvement projects that equal or exceed a total cost of $10,000, reimbursement may be 

made in a maximum of two payments. The first payment may be requested for up to 50% of the 
approved Façade Improvement Program funds only after expenses have been incurred by the applicant 
equaling or exceeding 50% of the total project costs. The final reimbursement payment shall only be 
made upon completion and final inspection approval of the proposed improvements.  

 
6. Applicants who receive funding must document all expenditures and provide the Community 

Development Department with proof of payment (receipts, paid invoices, etc.) for all eligible 
improvements, including costs associated with the property owner’s required match, within 30 days of 
project completion.  

 
7. Improvements for which Façade Improvement Program funds are awarded must be started (by 

obtaining a building permit for applicable improvements) within 180 days of application approval or the 
beginning of the Fiscal Year from which the funds are available, whichever occurs later. The approved 
façade improvements must be completed within 180 days of building permit approval. One 180-day 
extension may be granted by the RACC. 

 
8. The applicant shall obtain approval from the Historic Resource Commission (HRC) for the re-roof 

through application to the Planning Division. (HRC approvals for re-roofing are administrative.) Any 
other modifications to the exterior of the structure, other than painting, which is exempt, must be 
approved by the HRC prior to commencing the work.  

 
Contact Lee Plemel at 283-7075 or lplemel@carson.org if you have questions regarding this item.  
 
Applicable Statute, Code, Policy, Rule or Regulation   
NRS 279 (Redevelopment); Resolution No. 2017-RA-1 and 2017-R-1 (Façade Improvement Program 
guidelines). 
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Financial Information 
Is there a fiscal impact?     Yes       No 

If yes, account name/number:  N/A 

Is it currently budgeted?     Yes       No 

Explanation of Fiscal Impact:  Expenditures of up to $50,000 for FY 2019 have been budgeted and authorized 

by the Redevelopment Authority for the Façade Improvement Program.  

Alternatives   
See alternatives in the Proposed Motion section of this staff report. 
 
Attachments 
1.  Façade Improvement Grant application 
2.  Letter of appeal from the applicant 
2.  Façade Improvement Program Resolution (program guidelines) 
 
 
Board Action Taken: 
Motion: ______________________________ 1) _________________ Aye/Nay 
                   2) _________________ ________ 
           ________ 
           ________ 
           ________ 
           ________ 
___________________________ 
     (Vote Recorded By) 
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Lee Plemel

From: Joe Cowee <jcowee@yahoo.com>
Sent: Wednesday, September 05, 2018 10:10 AM
To: Lee Plemel
Subject: Appeal

This message originated outside of Carson City's email system. Use caution if this message contains attachments, links, or 
requests for information.  

 
Lee,  
 
Thank you for your time and hard work yesterday.  This is my formal e-mail stating that I would like to 
appeal the decision rendered last night by the Redevelopment Authority Citizens Committee 
(RACC).  I believe the split vote was based not on the projects merit but because of the 
inconsistencies and ambiguities and interpretations of the resolutions.  I believe my project presented, 
adhered to all qualifications & resolutions. I feel that some members voted by their preconceived 
ideals of what the facade improvement were and not what the resolutions stated. 
 
Thank you for your time,  
 
 

Joe Cowee, CPA 
Cowee CPA, Ltd. 
302 N. Minnesota st. 
Carson City, NV 89703 
 
(775) 884- 3215   
Fax    884-2410  
 
Confidentiality Notice: The information contained in this electronic e-mail and any accompanying attachment(s) is intended only for the use of the intended 
recipient and is non-public in nature and may be confidential and/or privileged. If any reader of this communication is not the intended recipient, unauthorized use, 
disclosure, dissemination or copying is strictly prohibited, and may be unlawful. If you have received this communication in error, please immediately notify the 
sender by return e-mail, and delete the original message and all copies from your system and promptly destroy any copies made of this electronic message. Thank
you. 
 
This notice is required by IRS Circular230, which regulates written communications about federal tax matters between tax advisers and their clients.  To the extent 
the preceding correspondence and/or any attachment is a written tax advice communication, it is not a full "covered opinion."  Accordingly, this advice is not 
intended and cannot be used for the purpose of avoiding penalties that may be imposed by the IRS. 

 
 
On Tuesday, September 4, 2018, 11:39:34 AM PDT, Lee Plemel <LPlemel@carson.org> wrote:  
 
 

Joe, 

  

Attached is the agenda for the RACC meeting tonight, and the packet with your request. You’re second on the 
agenda, but the first item shouldn’t take too long. Please plan on being there at 5:30 or shortly thereafter.  

lplemel
Rectangle












	RACC_Appeal_-_Facade_Funding.pdf
	302 N Minnesota Facade Application
	0213_001
	0212_001.pdf

	1B Appeal Letter.pdf
	Facade.Improvement.Res.1.5.17.Signed


