
Agenda Item No: 16.B

STAFF REPORT

Report To: Board of Supervisors Meeting Date: July 15, 2021

Staff Contact: Hope Sullivan, Community Development Director

Agenda Title: For Possible Action: Discussion and possible action regarding a proposed resolution
establishing the maximum number of residential building permit allocations under the
Growth Management Ordinance for the years 2022 and 2023, estimating the maximum
number of residential building permits for the years 2024 and 2025, establishing the
number of building permit allocations within the Development and General Property Owner
categories, establishing a maximum average daily water usage for commercial and
industrial building permits as a threshold, and identifying criteria to apply when making
decisions regarding commercial and industrial projects seeking to exceed the threshold.
(Hope Sullivan, hsullivan@carson.org)

Staff Summary:  The Board of Supervisors is required to annually establish the number of
residential permits that will be available for the following calendar year pursuant to the
Carson City Municipal Code Chapter 18.12 (Growth Management). This has historically
been based upon a maximum growth rate of 3%. A total of 672 residential allocations are
proposed to be made available for 2022. The commercial and industrial daily water usage
threshold is 15,000 gallons per day annual average currently and is recommended to
continue in 2022, above which Growth Management Commission approval is required. 
The Growth Management Commission has recommended criteria to be applied when
making decisions regarding commercial and industrial projects seeking to exceed the
threshold.  Assembly Bill 240 (2019) requires the City to annually provide a growth
management report to the state legislators representing its jurisdictions by December 31
each year through the year 2022. This report will serve to meet that requirement. 

Agenda Action: Resolution Time Requested: 30 minutes

Proposed  Motion
I move to approve Resolution No. 2021-R- _____

Board's Strategic Goal
Sustainable Infrastructure

Previous Action
At its meeting of June 30, 2021, the Growth Management Commission recommended the approval of the draft
resolution by a vote of 7 - 0.

Background/Issues & Analysis
Refer to the attached staff report to the Growth Management Commission for the meetings of May 26, 2021 and
June 30, 2021 for a complete discussion regarding the background, issues and analysis for the proposed
action.
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Applicable Statute, Code, Policy, Rule or Regulation
Assembly Bill 240 (2019); CCMC 18.12 (Growth Management)

Financial Information
Is there a fiscal impact? No

If yes, account name/number:

Is it currently budgeted? No

Explanation of Fiscal Impact: N/A

Alternatives
Modify the number of residential allocations and/or commercial/industrial water usage threshold and/or the
criteria associated with commercial and industrial projects exceeding the threshold. 

Attachments:
GM.2021.Resolution.3%.docx

7-8-21 Memo- Growth Management.docx

6.A GM-2021-0147.pdf

GM-2021-0147 Annual Report2 (6.30.21) copy.docx

Water_Use_New_Application_Form_.pdf

Board Action Taken:
Motion: _________________ 1) ________________ Aye/Nay

2) ________________ _________
_________
_________
_________
_________

_________________________________
(Vote Recorded By)
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/986721/GM.2021.Resolution.3_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/986755/7-8-21_Memo-_Growth_Management.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/986712/6.A_GM-2021-0147.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/980721/GM-2021-0147_Annual_Report2__6.30.21__copy.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/986764/Water_Use_New_Application_Form_.pdf
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RESOLUTION NO. 2021-R-___

A RESOLUTION AMENDING THE MAXIMUM NUMBER OF 
RESIDENTIAL BUILDING PERMIT ALLOCATIONS UNDER THE 
CARSON CITY GROWTH MANAGEMENT ORDINANCE FOR THE 
YEARS 2022 AND 2023, ESTIMATING THE MAXIMUM NUMBER OF 
RESIDENTIAL BUILDING PERMIT ALLOCATIONS FOR THE YEARS 
2024 AND 2025, ESTABLISHING THE NUMBER OF RESIDENTIAL 
BUILDING PERMIT ALLOCATIONS AVAILABLE WITHIN THE 
DEVELOPMENT PROJECT AND GENERAL PROPERTY OWNER 
CATEGORIES, ESTABLISHING A MAXIMUM AVERAGE DAILY 
WATER USAGE AND CRITERIA FOR DECISION MAKING FOR 
COMMERCIAL AND INDUSTRIAL BUILDING PERMITS AS A 
THRESHOLD FOR GROWTH MANAGEMENT COMMISSION REVIEW; 
AND DIRECTING STAFF TO FORWARD THE GROWTH 
MANAGEMENT REPORT TO NEVADA STATE LEGISLATORS 
PURSUANT TO THE PROVISIONS OF ASSEMBLY BILL 240 (2019).

WHEREAS, Carson City Municipal Code Section 18.12 requires the Carson City 
Board of Supervisors to establish a fixed number of residential building permit allocations on 
a two-year rolling basis, to establish the number of residential building permit allocations 
available within the Development Project and General Property Owner categories, and to 
establish a maximum average daily water usage for commercial and industrial building permits 
as a threshold for Growth Management Commission review in order to manage growth within 
Carson City; and

WHEREAS, pursuant to Carson City Municipal Code Section 18.12 the Growth 
Management Commission met in a duly noticed public hearing on May 26, 2021 and June 30, 
2021, and recommended the maximum number of residential building permits to be made 
available for calendar years 2022 and 2023, and the Commission estimated the maximum 
number of residential building permits for calendar years 2024 and 2025; and

WHEREAS, the Carson City Board of Supervisors finds and declares pursuant to 
Carson City Municipal Code Section 18.12 that city water and wastewater treatment capacity, 
as well as other resources identified in Section 18.12.050(2), are essential resources that limit 
the available residential building permits authorized by this resolution.

NOW, THEREFORE, the Carson City Board of Supervisors hereby resolves that:

1.  Beginning on the first city working day in January 2022, the Building Division shall 
make available a total of 672 residential Growth Management allocations for building permits. 
The 2021 year-end balance of unused allocations shall be voided and returned to the utility 
manager. The allocations for residential building permits shall be disbursed as follows:

(a)  For the general property owner category, a subtotal of 289 residential permits (43% 
of total residential building permit allocation). A property owner may apply for a maximum of 
30 residential building permits in Period 1 (January through March 2022) subject to the 
availability of building permits.

(b)  For the development project category, a subtotal of 383 residential building permits 
(57% of total residential building permit allocation). Individual development projects qualified 
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for inclusion on the project list shall be entitled to apply for an equal share of building permits
during Period 1 based on the number of qualified development projects that have applied to 
the Building Division for development project status as of the first City working day in January 
2022. Where a development project has less lots or units than the total share of building permits 
allocated to it, the remaining building permits shall be distributed equally among the remaining 
development projects. Additional development projects may be added to the list during Period 
1 and use any remaining building permits. If no additional permits are available in Period 1 in 
this category, development projects not on the list at the beginning of Period 1 may only apply 
for building permits from the general property owner category during Period 1 in accordance 
with the limitations set forth above and may be added to the development category anytime 
during Period 2 (April through June).  

(c)  Any residential building permits remaining from Period 1 shall be made available 
in Period 2 (April through June) and Period 3 (July through December) in accordance with 
Carson City Municipal Code Section 18.12.055.

2.  Beginning on the first city working day in January 2023, the Building Division may
upon Board of Supervisors' approval make available pursuant to Carson City Municipal Code 
Section 18.12 a maximum total of 692 residential building permits, assuming three percent 
growth occurs in 2022. The building permits shall be disbursed as follows:

(a)  For the general property owner category, a subtotal of 298 residential building 
permits may be made available. General property owners shall be entitled to apply for a 
maximum of 30 residential building permits in Period 1 subject to the availability of building 
permits.

(b)  For the development project category, a subtotal of 394 residential building permits 
may be made available. Development projects qualified for inclusion on the project list shall 
be entitled to apply for building permits in accordance with paragraph 1(b), above.

(c)  Any building permits remaining from Period 1 shall be made available for Periods 
2 and 3 in accordance with Carson City Municipal Code Section 18.12.

3.  For calendar year 2024, it is estimated that the Board of Supervisors may make 
available a maximum of 713 residential building permits, assuming continued three percent 
growth.

4.  For calendar year 2025, it is estimated that the Board of Supervisors may make 
available a maximum of 734 residential building permits, assuming continued three percent 
growth.

5.  Pursuant to Carson City Municipal Code Section 18.12, prior to issuance of building 
permits, any commercial or industrial projects proposed in 2022 that exceed the threshold of 
15,000 gallons per day water usage must have the Growth Management Commission’s review 
and approval to assure water availability.

6.  In considering applications in response to subsection 5, the Growth Management 
Commission shall consider if the use utilizes water conservations measures and techniques, 
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and if the use will promote health, welfare, safety or quality of life; or create quality jobs; or 
promote recreation and tourism. 

7.  Any building permits made available by this resolution shall be subject to all of the 
requirements of Carson City Municipal Code Chapter 18.12 (Carson City Growth Management 
Ordinance).

8.  This resolution supersedes all prior resolutions establishing growth management 
allocations and shall have the full force and effect of law and be incorporated by this reference 
into Carson City Municipal Code Chapter 18.12.

9.  This Resolution and the Growth Management staff report to the Board of 
Supervisors from the meeting of July __, 2021, shall be forwarded to the State legislators 
representing the City in accordance with Assembly Bill 240 (2019). 

ADOPTED this _____ day of ____________________________ 2021.

AYES:   Supervisors _________________________________

_________________________________

_________________________________

_________________________________

_________________________________

NAYES:   Supervisors _________________________________

ABSENT:  Supervisors _________________________________

________________________________
LORI BAGWELL, Mayor

ATTEST:

_________________________________
AUBREY ROWLATT, Clerk-Recorder
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108 E. Proctor Street
Carson City, Nevada 89701 

(775) 887-2180 
Hearing Impaired: 711

MEMORANDUM
Board of Supervisors Meeting of July 15, 2021

TO: Mayor and Board of Supervisors

FROM: Heather Ferris, Planning Manager

DATE: July 8, 2021

SUBJECT: For Possible Action: Discussion and possible action regarding a proposed 
resolution establishing the maximum number of residential building permit 
allocations under the Growth Management Ordinance for the years 2022 and 
2023, estimating the maximum number of residential building permits for the years 
2024 and 2025, establishing the number of building permit allocations within the 
Development and General Property Owner categories, establishing a maximum 
average daily water usage for commercial and industrial building permits as a 
threshold, and identifying criteria to apply when making decisions regarding 
commercial and industrial projects seeking to exceed the threshold. 

This memo is provided as clarification and corrections to the information provided in the May 26, 
2021 staff report to the Growth Management Commission.

Paragraph 3 on page 5 of 12 of the staff report is corrected as shown below.  Deleted language 
is shown in strikethrough and added language is shown in bold and underline.

Based on updated information, Carson City has approximately 24,169 existing residential 
units, and increase of 349 units from when this report was presented a year ago.  
Assuming all currently approved developments are completed at their proposed densities 
and all lands designated for residential uses are developed or redeveloped to the 
maximum densities, an additional 8,767 (last year was 8,660) residential units could be 
developed for a total of approximately 32,926 32,936 (last year was 32,480) residential 
units. (For example, for an existing 2-acre parcel zoned for a 1-acre parcel size with one 
house currently on the parcel, it is assumed that an additional dwelling unit could be 
developed on that property.) It is estimated that 32,936 residential units would result in a 
population of approximately 82,340 (using 2.5 residents per dwelling unit). This maximum 
density was assumed for the purposes of the water capacity analysis, though it is unlikely 
that all existing parcels will be developed to their maximum capacity. 

The Permit Allocation Alternatives chart on page 11 of 12 should be corrected as shown below.
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SUB-2020-0011
Board of Supervisors June 17, 2021

Page 2

Permit Allocation Alternatives

Rate Category 20212022 20222023 20232024 20242025
Total 672 692 713 734

3.0% General 289 (43%) 298 (43%) -- --
Development 383 (57%) 394 (57%) -- --
Total 560 574 588 603

2.5% General 241 (43%) 247 (43%) -- --
Development 319 (57%) 327 (57%) -- --
Total 448 457 466 475

2.0% General 193 (43%) 196 (43%) -- --
Development 255 (57%) 261 (57%) -- --

Additionally, staff discovered an error in the resolution that was before the Planning Commission.  Staff 
has corrected the error in the resolution for the Board’s consideration.  Paragraphs 2 (a) and 2 (b) 
were corrected to reflect the correct numbers of residential building permits in each category, as 
outlined below: 

(a)  For the general property owner category, a subtotal of 297 298 residential building 
permits may be made available. General property owners shall be entitled to apply for a 
maximum of 30 residential building permits in Period 1 subject to the availability of building 
permits.

(b)  For the development project category, a subtotal of 395 394 residential building 
permits may be made available. Development projects qualified for inclusion on the project 
list shall be entitled to apply for building permits in accordance with paragraph 1(b), above.
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STAFF REPORT FOR THE GROWTH MANAGEMENT COMMISSION MEETING OF 
JUNE 30, 2021

FILE NO: GM-2021-0147 AGENDA ITEM: 6A

STAFF CONTACT: Hope Sullivan, AICP, Community Development Director

AGENDA TITLE: For Possible Action: Discussion and possible action regarding a
recommendation to the Board of Supervisors for a resolution establishing the maximum number 
of residential building permit allocations under the Growth Management Ordinance for the years 
2022 and 2023, estimating the maximum number of residential building permits for the years 
2024 and 2025, establishing the number of building permit allocations within the Development 
and General Property Owner categories, establishing a maximum average daily water usage for 
commercial and industrial building permits as a threshold, and identifying criteria to apply when 
making decisions regarding commercial and industrial projects seeking to exceed the threshold.

STAFF SUMMARY:  The Growth Management Commission is required to make annual 
recommendations to the Board of Supervisors to establish the number of residential permits that 
will be available for the following calendar year. This has historically been based upon a 
maximum growth rate of three percent. The commercial and industrial daily water usage 
threshold is 15,000 gallons per day annual average in 2021, above which Growth Management 
Commission approval is required.  The Growth Management Commission will consider 
recommending criteria to be applied when making decisions relative to commercial and 
industrial projects that are seeking to utilize water in excess of the threshold.

PROPOSED MOTION: “I move to recommend to the Board of Supervisors approval of the draft 
resolution.”

BACKGROUND:
At its meeting of May 26, 2021, the Growth Management Commission considered the Annual 
Growth Management Report (attached).  The Growth Management Commission did not take 
any action, instead advised staff to reschedule the matter and include criteria for decision
making for nonresidential uses that exceed the usage threshold, and to consider a growth rate 
of 2.5 percent instead of 3 percent.

The Planning Commission serves as the Growth Management Commission per the Carson City 
Municipal Code Title 18, Chapter 18.12 (Growth Management Ordinance). The Growth 
Management Commission is responsible for annually reviewing the information provided by 
various City departments and outside agencies and for submitting a recommendation to the 
Board of Supervisors to:

1. Establish a fixed number of residential building permits to be made available in the 
following two calendar years (2022 and 2023, on a rolling calendar basis) and estimate
the number to be made available in the third and fourth years (2024 and 2025).

2. Establish a distribution of the total building permit entitlements between the “general 
property owner” and “development project” (31 or more lots or units) categories.

3. Establish a maximum average daily water usage for commercial and industrial building 
permits as a threshold for Growth Management Commission review.
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GM-2021-0147 – Growth Management Report
June 30, 2021

Page 2 of 3

In considering commercial and industrial permits, CCMC 18.12.070 states, in part, that:

“A project which equals or exceeds the maximum average daily water usage 
threshold established by the board for water shall result in a consideration of the 
project before the commission prior to issuance of a building permit.  The 
commission may approve the building permit, approve the permit with conditions, 
or deny the permit on the basis of the effect of the project on the city’s essential 
resources.  The commission shall base its decision on the quantity of water 
consumed by the use for which the building is constructed compared to the 
availability of water; the ability of the city to deliver water services to the structure; 
and other effects of water usage …”

Since 2005, the Growth Management Commission has approved eleven requests for a 
building permit that exceeds the water usage threshold and denied none.  The table below 
provides a description of the eleven approvals.

In 2016, the City changed the threshold from 7,500 gallons per day to 15,000 gallons per 
day.  The modification was due to “recent and continued improvements to the water 
system and additional water resources being produced and delivered from the Carson 
Valley ….” In addition to the water infrastructure improvements, the City’s development 
standards and building codes have improved over the years to where water conservation 
measures, such as low-flow fixtures, are included as part of the standard requirements for 
new commercial and industrial development.”

As previously stated, at its meeting of May 26, 2021, the Growth Management 
Commission discussed the threshold water usage for 2022 and in particular discussed the 
benefit of the Board identifying policies relative to considering “other effects of water 
usage.”  The consensus of the Commission was that it would be beneficial to have criteria 
for evaluating requests for building permits for uses that would exceed the thresholds.  
The item was not acted on in May so that it could be properly noticed to include criteria for 
decision making in cases of uses exceeding the threshold of 15,000 gallons per day.

Project Address Request

GM-19-141: RV Resort 1400 Old Hot Springs 33,793 gpd

GM-18-190: RV Resort 1400 Old Hot Springs 68,500 gpd

GM-16-161: RV Resort 1400 Old Hot Springs 59,700 gpd

GM-15-039: Capitol Mall Project n/s Musser, s/s Robinson, w/s 
Stewart, e/s Curry

334,339 
gpd

GM-15-025: Car Wash 1250 & 1300 E William St 8,139 gpd

GM-15-024: Car Wash 3555 S. Carson St. 8,139 gpd

GM-14-163: Congregate Care / Nursing 
Home

608 & 610 W Washington 19,280 gpd

GM-14-005: Car Wash 2651 Hwy 50 E 13,438 gpd

GM-10-093: Restaurant (Olive Garden) S Carson St. 9,100 gpd

GM-07-114: Concrete Plant Operation 5855 Sheep Drive 8,700 gpd

GM-08-077: Casino and Hotel 2670 HWY 50 and Lompa 82,916 gpd
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GM-2021-0147 – Growth Management Report
June 30, 2021

Page 3 of 3

In discussing potential criteria, the Commission discussed water conservation, impact on 
employment, economic development, tax base, and quality of life.  Based on the input of 
the Commission, the staff has included in the draft resolution that in considering “other 
effects of water usage,” the Commission shall consider if the use will:

 Promote health and safety; or
 Create quality jobs; or
 Promote tourism; and
 Utilizes water conservation measures and techniques.

Also at its meeting of May 26, 2021, the Commission requested staff advise what the 
housing starts numbers would be if the number of allocations is increased by 2.5 percent 
instead of 3 percent.  There were also questions relative to the historically established 
distribution between the general category (43%) and the development category (57%).  
The table below provides various alternatives relative to percentage increase.  

Permit Allocation Alternatives
Rate Category 2021 2022 2023 2024

Total 672 692 713 734
3.0% General 289 (43%) 298 (43%) -- --

Development 383 (57%) 394 (57%) -- --
Total 560 574 588 603

2.5% General 241 (43%) 247 (43%) -- --
Development 319 (57%) 327 (57%) -- --
Total 448 457 466 475

2.0% General 193 (43%) 196 (43%) -- --
Development 255 (57%) 261 (57%) -- --

Carson City has historically based the number of available permits in a given year on allowing a 
maximum growth rate of 3%. Note that future allocation estimates assume a continued actual 
growth rate of 3% and are adjusted each year based on actual estimated population growth 
figures—i.e. actual growth of less than 3% would result in fewer allocations in future years. 

Staff recommends continuing the allocation system based upon a maximum growth rate of 3%.
The recommended allocation would allow the maximum flexibility in providing building permits as 
new development occurs, though longer-term growth is expected to continue at a moderate pace. 
Unnecessarily limiting the number of building permits could have a negative impact on the ability 
of developers to obtain financing for proposed developments and have a generally suppressive 
effect on the Carson City economy. Should a lower limit actually limit developers’ ability to 
increase the housing supply to meet market demand, it could also reduce the affordability of 
housing in Carson City.

Attachments:
Draft Resolution
May 26, 2021 Report to the Growth Management Commission with Attachments
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NiW WATER USE APPLICATION FOR�� 
(cars<?_n · 1ty Gro;wth Mana

:e:-_..1;����--

Water Use Comparison 

Low 

Average 

High 

Type of Business 

Number of similar businesses found #I __ _ 

(GPD) 

(GPD) Amount Requested 

(GPD) # of equivalent WERCs I 

Water Rights Comparison 

Low (AC-FT /YR) 
------

IGPD 

Average (AC-FT/YR) 
------

Amount Requested 
_______ 

IAC-FT/YR

High (AC-FT/YR) 
------

Notes: Range of comparitive values are for reference only, no warranty is given or implied for typical uses 
Carson City Municipal Code (CCMC) definition of Water Equivalent Residential Customer (WERC) value of 
425/gpd 
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