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MEMORANDUM 
Board of Supervisors Meeting of April 4, 2019 

TO: Board of Supervisors 

FROM: Heather Ferris, Associate Planner 

DATE: April 3, 2019 

SUBJECT: Appeal of the Planning Commission’s approval of a Special Use Permit 
(SUP-18-181) for an extended stay (maximum 180 days) RV park on 
property zoned Tourist Commercial (TC), located at 1400 Old Hot Springs 
Road, APN: 008-123-40.   

On April 2, 2019 the Planning Division received the attached letter from the appellant, 
citing additional specific issues that were not addressed in their original letter of appeal 
and therefore were not addressed in the staff report provided in your packet.  Below 
staff offers a response to issues raised in the attached letter. 

1. Airport Safety:

Staff comments:  The appellant notes the Carson City Airport Authority’s issues with 
the 2016 proposal.  The 2016 proposal was withdrawn.  The current application, SUP-
18-181, has also been reviewed by the Airport Authority.  Staff worked with the Airport
Manager, Ken Moen to incorporate conditions of approval that will help to mitigate
safety concerns related to the airport.  The Planning Commission’s approved Conditions
of Approval include two opportunities for notifying guests of their proximity to the airport
and potential for low flying aircraft and associated noise.  Conditions related to the
airport include requirements for (1) an FAA Form 7460-1 review which provides the FAA
with notice of the proposed project and gives them an opportunity to review the project
for obstructions and other hazards (Condition 24); (2) the recordation of an avigation
and noise easement in favor of the airport (Condition 25); (3) installation of signage
notifying the guests of the proximity to the airport and the potential for low flying aircraft
and associated noise (Condition 26); (4) implementation of a notification process for all
guests notifying them of the proximity to the airport and associated noise, requiring
guests to sign an acknowledgment of the notification (Condition 30); and (5) submittal of
a refuse and disposal plan for review and approval by the Airport Manager, to mitigate
potential for an increase in bird population on-site and the possibility of bird strikes
(Condition 16).
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2. Residential Use: 
 

Staff comments: Pursuant to Carson City Municipal Code (CCMC) 18.04.140, a 
Recreational Vehicle Park is an allowed use in the Tourist Commercial zoning district 
with a maximum stay of 30 days, subject to completing a Major Project Review.  
Additionally, all requirements of CCMC 18.09.050 RV Park Requirements must be met.  
The permitted density of an RV park cannot exceed 30 RV sites per acre.  The project 
site is 38.61 acres.  Therefore, with 277 RV spaces, the total density is 7.17 spaces per 
acre which is well below the allowed maximum.   
 
RV Parks with maximum stays of 180 days require review and approval of a Special 
Use Permit.  Per CCMC a 180 day stay is considered transient for the purposes of land 
use.  “Transient dwelling purposes” is defined as “the continual rental of an RV space or 
spaces to the same person for a period not to exceed 28 days (short-term) or 180 days 
(extended stay).”  
 
There was discussion at the Planning Commission meeting about the difficulties of 
enforcing time limits in RV parks. It was noted that the majority (if not all) of the existing 
RV parks are “grandfathered” regarding long-term stays, i.e. they were in existence 
before time limits were imposed by the Carson City Municipal Code and may continue 
to operate as long-term stay RV parks.  
 
Staff acknowledges that there is currently not a comprehensive Code Enforcement 
program to monitor length of stays in various transient occupancy facilities around the 
City. However, it does not prevent enforcement in the future should there be complaints 
regarding a particular establishment or if other problems related to the length of stay are 
identified by Code Enforcement staff. The question of whether or not the City currently 
has the capacity to provide citywide enforcement regarding this issue is not a valid 
reason for denying the permit. The Special Use Permit application is specifically to 
extend the permitted stay from 30 days up to 180 days. If tenants stay longer, that 
would be a violation of the Special Use Permit and would make the Special Use Permit 
subject to revocation by the Planning Commission. It is no more difficult to enforce a 
180-day limit than a 30-day limit.  
 

a. Transient occupancy tax  
 
Staff comments: The RV park will have to comply with City code requirements to pay 
transient lodging tax, as applicable or not, and as may be amended by the Carson City 
Board of Supervisors over time (Condition 31).  This means, generally, for shorter stays 
28 days or less, where the Transient Occupancy Tax should apply, the operator is 
required to collect the tax.  For longer stays, longer than 28 days, the tax would not 
apply.  
 

3. Planning Commission: 
 
Staff comments: A copy of the minutes from the January 30, 2019 Planning 
Commission meeting are included in your packets, beginning on page 680. 
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4. Water: 
 
Staff comments: The Special Use Permit includes a condition of approval, Condition 2, 
requiring approval of Growth Management application GM-18-190.  The Growth 
Management Commission approved the Growth Management application on January 
30, 2019 as well.  The decision on the Growth Management application was not 
appealed and therefore cannot be considered by the Board of Supervisors.  Approval of 
the Growth Management application would also be required in the event this is RV park 
was intended for a maximum of a 30 day stay. 
 

5. Zoning 
 

Staff comments: There has not been a recent action to change the zoning on this 
parcel.  City records show the zoning of the subject property as Tourist Commercial 
(TC) going back to 1977.  As the name of the zoning district implies, it allows a range of 
uses, most of which are intended to attract tourists and allow associated commercial 
uses (see CCMC 18.04.140 for a complete list of uses).  
  
During the last Master Plan update in 2004-2006, staff approached the property owner 
at that time to see if there was an alternative land use for the property that would be 
acceptable to the property owner. The property owner at the time was adamant that the 
Master Plan designation and zoning of the property remain the same for the future use 
of the property.  
 
Regardless, the property is, in fact, currently zoned TC and the property owner is 
allowed to operate uses that are permitted within the TC zoning district. 
 
An RV Park with stays of 30 days or less is a primary permitted use in the Tourist 
Commercial zoning district.  A Special Use Permit is only required in the event the 
applicant wishes to offer extended stays (more than 30 days, up to a maximum of 180 
days) to their guests.  Therefore, the Planning Commission’s approach to the review of 
this project was to evaluate the difference in the impact of the 30 day stays versus the 
extended stays.  When considering issues such as traffic, noise, privacy for neighboring 
residents, proximity to the airport, etc. there is no additional impact of an extended stay 
RV Park beyond the impacts that would be realized with stays of 30 days or less. 
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March 26,2019
Mark Way Neighborhood, Carcon City, NV 89706

RE: Sierra Skies RV Resort" SUP-I8-181

Carson City Board of SuPervisors:

we are writing because of our opposition to the suP-18-181 approved on 1/30119 by the Carson city
pi-rrid aoiri*i*rto1 authorizing an increase from 30 day stays to 180 day stays for guests at the

proposed Sierra Skies RV Resort.

HISTORY our neighborhood has fought for decades to bring rea.sot and a priorrty on safety for the

community to the dilcussion of the deielopmentof the parcei located just east of our homes rvhere the

proposed RV park ir pi*"*A to be built. Several of us have been in touch with the FAA and NDOT

regarding o* ,on #s that an RV park might be !ui{ on this parcel in the flight path of the Carson

C$tAt{p"rr. Borh ue"n;i"r truu. *onr*di that the density of the population at the RV Park

combined with the amount of fuel, both propane and gasoline, that will be at the park are yalid

concsrns that shourJu* tut*o very seriousty. snoud there be a plane crash at the RV Park, the

damage to people *a pr"p.rty *or.la be exiensiveo and this is without the extended stays that will

serve to greatly increase the or"up*cy and density. They also stated that it is a local issue and up to

the local-authorities to act in the best interests of the public safety'

AIRPORT SAIETY InNovember of 2016, the carson city Airport Authoritr Board addressedthe

extended stay issueit their meeting. Several pilots, including some 91-t!e ?*|td, stated that if a plane

were having trouble, especially auring takeoff, the parcel whire the RY Park is proposed-to be built is

exactly whJre it would coro. do*rr. At that time, they voted to support the ngighborhood in its

opposition to the extended stays. The developer withdrew that SUP application, but has re-applied'

Will the owner of the RV Park be disclosing this information to its residents?

How will the owner insure the residents will not be using drones during their stay?

RESIDENTIAL USE The planning commission voted 4-Zto increase guest stays from 30-to180days'

we strongly aisagrilwith ttris decision and believe this will only lead to people living at the {t rark

as full time residents. According to the project designer, the guests can leay-e for one night and then

come back in for another lg0 days, 
"s"ntiutty 

*rt log it a high densitv residential use, which it is not

zoned for and is uot safe in *re riiglrt path of ihe airpoit" Guests could conceivably live in the RV Park

for an indefinite period of time. Be"ause of these extended stays, they will likely bring larger.propane

tanks, increasing the amount of fuel on site. This is very different from RV enthusiasts traveling,

f"lfi;t trre g;;d weather and staying as tourists. Ia addition, room tax is only requirea trE {*t
zr auvr,Io thJresidents will not have io pay room tax for the additional 152 nights for each 18.! day

stay 
'cont 

ury * tfirr.pose of bringing to,rrists to town, the residents likely will not be spending as

if ou vacationat the localrestaurants and other atfractions, such as the casinos.

The developer of the RV project argues that the 180 day stays will alay_high.end "guests"' We

completely disagree. Affowing tsdday stays, *tti"h-:T be renewed indefinitely, will only-encourage

ion*t*.*..sidJntiat use. At iutt .upu.ity, th.tt could. be277 RV's with many hundreds of residents'

Hoi can this residential use be allowed under the tourist/commercial zoning? It will also serve to

increase tt, o*r,rp*cy 
"iurt"nv 

park and the fuel stored there, consequently increasing the likelihood

of danger shouldthere be aplane crash.

SUP.I8.18I APPEAL



How will "high end" be determined and the others be discriminated against?

Who will track how long extended stay residents are living at the park?

Will children of the extJnded stay residents be enrolled in local schools?

PL.ANNING COMMISSION In addition to our concerns over safety' we want to note that at the

planning co**ir*i6i:M"-drrg on 1/30/19, one commissioner stated her bias toward the developer,

saying that he did good projects,a1d the ttotttO him. She also said ttrat when her family moved to

Carson City, they Uyrd il * nV Park, using it as theirftll-time residence' We believe that she not

only recommended Gdeveloper to th9 othlr commissioners and attendees, but also approved of and

encouraged the use of the siena skies Rv Park far residentialuse,even though the property is zoned

tourisvcommercial. we believe she influenced the commission vote and should have recused herself

given her bias toward the developer and her own family's experience of usitg sn RV park as a

residence, which is exactly what our "o***ity 
is fighting ugui"r,. Had yhe recused herself instead of

encouraging the residerrtiat use * u goJanog;d "i""tti.glor 
tle developer, the vote may have hsd

a different result. The statements made by tf,e commi*sioner only serve to conlirm our otance that

ihis pro;ect, especialty if extended stays are allowed, will become residential, high occuprncy'

high density, and not in accord with the zoning. Again, ws are concerned about public safety

and the proximitY to the airPort.

How can the Planning Commissionos vote be considered unbiased?

1VATER In orderto accommodate thess extended stay, residential occupants, the RV Parkhas

requested (uppror*Ofj an inuease in water usage from the zosed amount of 15,500 gallons to 68'500

gjron, pJ 6ry (2a7 gallons per site), while Carson City residents are being told to con$erve water,

water their yards .u.fr other day and residents with *"ilr hur" been asked to put meters on their wells'

ZgNIl.lG According to long-time residents in our neighborhood, they were not notified when the

tourist/commer"i* z?ning rias created for this propr*y. It is hard to believe that the iatention at the

drne was for the ootro*Jto be a high orrop*ry, extended stay Rv Park lith large amounts of fuel in

trr* nignt path of the-*rpon EspecIaily *ih trri real outcome being high-density residential, not

tourist/commercial. rd neighbirs wtro tcnow the history of this property would have preferred it be

zoned residential *itl, i;;; lo*, which would be lowir density, but were nol given t5e gffgrtu$W

to weigh in. This may seem irrelevant, but not when you consider the history in this neighborhood of

citize;s trying to be reasonable and emphasize public safety.

NRS 40.215 #g: ..Recreational vehicle paxk'means afi axea or tract of land where 10ts are rented or

held out for rent to accommodate a recreational vehicle overnight or for less than 3 months.

In the end, it is as the FAA and NDOT both stated. It is up to the local authorities to consider what is

best for the community and legal, given the protections zoning is designed !o grovide. Increasing the

stays to 1g0 days is out of hJwiti the zoning because it will establish high-density residential use'

This is not in th€ best interests of the community, and puts pubtic safety at risk'

We have repeatedly over rnany years made Olr concerns knoum, as the public record shows'

We appreciate your time and consideration in this maSer'
".r itJt

Sincerely, --l-tt. -' A,X*i/J;"e /I''i
a

SUP-1S-l81 APPEAL
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Item F6 Special lJse Permit File No. SUP-76-760

ttem 4.A. Growth Monogement Review File GM-76-767

November 3O, 2076 Pldn Commission Meeting Appedl

Submitted MondoY, December 72, 2076

DeParture

E
d

B

!t

ts$

!g

Note the cluster of occidents within one mile!

fiJ*
sEd (lrt3s
il(J()

r(
E

fi&
{D(:

'1.4



Item F6 Special Use Permit File No. SUP-15-760

Item 4.A. Grawth Monogement Review File GM-76-761

November j0,2076 Plon Commission Meeting Appeol

Submitte d M ond aY, Dece mbe r 12, 2076
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Item F6 Speciol lJse Permit File No SUP-76'760

Item 4.A. Growth Monagement Review File GM-L6-761

November 30, 2076 Plon Commission Meeting Appeal

Submitted Mondoy, December L2, 2076
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ttem F5 Speciol Use Permit File No. SUP-76-760

ttem 4.A. Growth Monagement Review File GM-16-761

November 3O,2016 Plon Commission Meeting Appeal

Submitted MondoY, December 72, 2076
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2WKHU�)DFWRUV�
0RVW�ORZ�WR�PRGHUDWH�LQWHQVLW\�XVHV�DUH�DFFHSWDEOH�
5HVWULFW�DVVHPEODJHV�RI�SHRSOH
&RQVLGHU�SRWHQWLDO�DLUVSDFH�SURWHFWLRQ�KD]DUGV�RI�FHUWDLQ
HQHUJ\�LQGXVWULDO�SURMHFWV

5HIHU�WR�&KDSWHU���IRU�GLPHQVLRQV��

0D[LPXP�5HVLGHQWLDO�'HQVLWLHV� 0D[LPXP�1RQUHVLGHQWLDO�
,QWHQVLWLHV�

0D[LPXP�6LQJOH�$FUH�

$YHUDJH�QXPEHU�RI�GZHOOLQJ�XQLWV�
SHU�JURVV�DFUH�

$YHUDJH�QXPEHU�RI�SHRSOH�
SHU�JURVV�DFUH�

�[�WKH�$YHUDJH�QXPEHU�RI�SHRSOH�
SHU�JURVV�DFUH�

5XUDO� 6HH�1RWH�$� ���±����� ����±�����

6XEXUEDQ� ��SHU�������DF�� ����±����� ����±�����

8UEDQ� 6HH�1RWH�%� ����±����� ����±�����

'HQVH�8UEDQ� 6HH�1RWH�%� 6HH�1RWH�%� 6HH�1RWH�%�

1RWH�$�� 0DLQWDLQ�FXUUHQW�]RQLQJ�LI�OHVV�WKDQ�GHQVLW\�FULWHULD�IRU�VXEXUEDQ�VHWWLQJ��
1RWH�%�� $OORZ�LQILOO�DW�XS�DYHUDJH�GHQVLW\�LQWHQVLW\�RI�FRPSDUDEOH�VXUURXQGLQJ�XVHUV��

) ,*85( � �( �

6DIHW\�=RQH���±�2XWHU�$SSURDFK�'HSDUWXUH�=RQH�

&DOLIRUQLD�$LUSRUW�/DQG�8VH�3ODQQLQJ�+DQGERRN� �����
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1DWXUH�RI�5LVN�
1RUPDO�0DQHXYHUV�
$UHD�QRW�QRUPDOO\�RYHUIORZQ��SULPDU\�ULVN�LV�ZLWK�DLUFUDIW��HVSHFLDOO\�
WZLQV��ORVLQJ�GLUHFWLRQDO�FRQWURO�RQ�WDNHRII��H[FHVVLYH�FURVVZLQG�
JXVWV�RU�HQJLQH�WRUTXH�

$OWLWXGH�
�5XQZD\�HOHYDWLRQ�

&RPPRQ�DFFLGHQW�W\SHV�
$UULYDO�DQG�'HSDUWXUH��$LUFUDIW�ORVLQJ�GLUHFWLRQDO�FRQWURO�DQG�
YHHULQJ�RII�WKH�VLGH�RI�WKH�UXQZD\�

� 5LVN�/HYHO�
/RZ�WR�PRGHUDWH�
3HUFHQWDJH�RI�QHDU�UXQZD\�DFFLGHQWV�LQ�WKLV�]RQH���������� ,1,7,$/�/,)7�2))�25�/$1',1*�

728&+'2:1�

%DVLF�&RPSDWLELOLW\�3ROLFLHV�

1RUPDOO\�$OORZ�
8VHV�DOORZHG�LQ�=RQH����VXEMHFW�WR�KHLJKW�OLPLWDWLRQV�IRU�DLUVSDFH
SURWHFWLRQ�
$OO�FRPPRQ�DYLDWLRQ�UHODWHG�DFWLYLWLHV�SURYLGHG�WKDW�)$$
KHLJKW�OLPLW�FULWHULD�DUH�PHW

/LPLW�
1RQUHVLGHQWLDO�XVHV�VLPLODUO\�WR�=RQH���

$YRLG� �� ��
5HVLGHQWLDO�XVHV�XQOHVV�DLUSRUW�UHODWHG��QRLVH�XVXDOO\�DOVR�D
IDFWRU�
+LJK�LQWHQVLW\�QRQUHVLGHQWLDO�XVHV�

3URKLELW�
6WDGLXPV��JURXS�UHFUHDWLRQDO�XVHV�
&KLOGUHQ¶V�VFKRROV��ODUJH�GD\FDUH�FHQWHUV��KRVSLWDOV�
QXUVLQJ�KRPHV

��

���

���

���

��

��

5HIHU�WR�&KDSWHU���IRU�GLPHQVLRQV��

0D[LPXP�5HVLGHQWLDO�'HQVLWLHV� 0D[LPXP�1RQUHVLGHQWLDO�
,QWHQVLWLHV�

0D[LPXP�6LQJOH�$FUH�

$YHUDJH�QXPEHU�RI�GZHOOLQJ�XQLWV�
SHU�JURVV�DFUH�

$YHUDJH�QXPEHU�RI�SHRSOH�
SHU�JURVV�DFUH�

�[�WKH�$YHUDJH�QXPEHU�RI�SHRSOH�
SHU�JURVV�DFUH�

5XUDO� 6HH�1RWH�$� ���±���� ����±�����

6XEXUEDQ� ��SHU�������DF�� ���±����� ����±�����

8UEDQ� 6HH�1RWH�%� ����±����� ����±�����

'HQVH�8UEDQ� 6HH�1RWH�%� 6HH�1RWH�%� 6HH�1RWH�%�

1RWH�$�� 0DLQWDLQ�FXUUHQW�]RQLQJ�LI�OHVV�WKDQ�GHQVLW\�FULWHULD�IRU�VXEXUEDQ�VHWWLQJ��
1RWH�%�� $OORZ�LQILOO�DW�XS�WKH�DYHUDJH�RI�VXUURXQGLQJ�UHVLGHQWLDO�DUHD��

) ,*85( � �) �

6DIHW\�=RQH���±�6LGHOLQH�=RQH�

&DOLIRUQLD�$LUSRUW�/DQG�8VH�3ODQQLQJ�+DQGERRN������
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