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CARSON CITY CONSOLIDATED MUNICIPALITY
NOTICE OF MEETING OF THE 

PLANNING COMMISSION AND THE GROWTH MANAGEMENT
COMMISSION

Day: Wednesday
Date: June 30, 2021
Time: Beginning at 5:00 pm
Location: Community Center, Robert “Bob” Crowell Board Room, 851 East William Street Carson
City, Nevada

851 East William Street
Carson City, Nevada

AGENDA

NOTICE TO THE PUBLIC

The State of Nevada and Carson City are currently in a declared State of Emergency in response to the global
pandemic caused by the coronavirus (COVID-19) infectious disease outbreak. In accordance with the
applicable Directives issued under authority of the Governor’s Declaration of Emergency, including Directive
045, and subject to any potential changes in state or federal mandates or guidelines, face coverings are no
longer required to be worn when attending this meeting in person if you have been fully vaccinated against
COVID-19, you are not currently experiencing symptoms of illness and you have not tested positive for
COVID-19 within 10 days prior to the date of this meeting. If you do not meet all of the foregoing
requirements, you must wear a face covering when attending this meeting in person.
Members of the public who wish only to view the meeting may watch the livestream of the Growth
Management Commission and Planning Commission and meetings at www.carson.org/granicus and by
clicking on “In progress” next to the meeting date, or by tuning in to cable channel 191.

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 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 - Growth Management Commission

2.    Roll Call and Determination of a Quorum 

3.    Pledge of Allegiance
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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 the Growth Management Commission, including any matter that is not specifically included 
on the agenda as an action item.

5.    For Possible Action: Approval of the Minutes - May 26 2021

    05-26-2021 
05-26-2021 Minutes (GM).pdf

6.    Meeting Items

 6.A   GM-2021-0147      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 and 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)

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 apply when making decisions
relative to commercial and industrial projects that are seeking to utilize water in excess of the
threshold.

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

GM.2021.Resolution.3%.docx

6.A GM-2021-0147.pdf

_________________________________________________________________________________
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, or via fax at 775-887-2278.
__________________________________________________________________________________
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/972122/05-26-2021_Minutes__GM_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/971783/GM-2021-0147_Annual_Report2__6.30.21__copy.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/971788/GM.2021.Resolution.3_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/971790/6.A_GM-2021-0147.pdf


Planning Commission Page 3 June 30, 2021

7.    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 the Growth Management Commission including 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.

8.    For Possible Action: Adjourn as the Growth Management Commission

9.    Call to Order - Planning Commission

10.    Roll Call and Determination of a Quorum

11.    Public Comment**
Members of the public are invited to address the Commission at this time and comment on any matter that 
is relevant to or within the authority of the Planning Commission, including any matter that is not 
specifically included on the agenda as an action item. 

12.    For Possible Action - Approval of Meeting Minutes - May 26, 2021

    05-26-2021 Meeting Minutes
05-26-2021 Minutes (PC).pdf

13.    Meeting Items

 13.A   PUBLIC HEARING
LU-2021-0182     For Possible Action:  Discussion and possible action regarding a request for a
Special Use Permit to construct an accessory structure that will result in the cumulative area of
accessory structures exceeding 75 percent of the size of the primary building, and 5 percent of the
parcel size on a property zoned Single Family 1 Acre (SF1A), located at 5180 Silver Sage Drive,
APN 009-231-08.  (Lena Reseck, lreseck@carson.org)

Summary:  The subject property is currently improved with a 3,080 square foot home with attached
garage, a 96 square foot storage shed, a 378 square foot carport, and a 576 square foot detached
garage on a 1.79-acre lot.  The applicant is proposing to construct a 3,000 square foot detached
shop.  This will result in the cumulative square footage of the detached accessory buildings being
approximately 131 percent of the size of the primary building and covering approximately 5.20
percent of the lot area.  As the cumulative area of the detached accessory buildings will exceed 75
percent of the size of the primary structure, and as the detached accessory buildings will cover more
than 5 percent of the lot area, per CCMC 18.05.055, a Special Use Permit is required.  The Planning
Commission is authorized to approve a Special Use Permit.

06.30.2021 LU-2021-0182 5180 Silver Sage Dr (Dan Evans).docx

5180 Silver Sage - Amundson Special Use Doc Pack.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/972123/05-26-2021_Minutes__PC_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/971647/06.30.2021_LU-2021-0182_5180_Silver_Sage_Dr__Dan_Evans_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/971793/5180_Silver_Sage_-_Amundson_Special_Use_Doc_Pack.pdf


Planning Commission Page 4 June 30, 2021

210502A10-Amundson-RV Revised Site Plan.pdf

210502A30-Amundson-RV.pdf

 13.B   PUBLIC HEARING
LU-2021-0187      For Possible Action:  Discussion and possible action regarding a request for a
Special Use Permit to allow a temporary tract sales office, model homes, parking area, and advertising
signage on properties zoned Multi-Family Duplex (MFD) located at 1350, 1356, 1362, 1368, 1374,
and 1380 Little Lane, APNs: 004-391-01, 004-391-02, 004-391-03, 004-391-04, 004-391-05,
004-391-06. (Lena Reseck, lreseck@carson.org)

Summary:  The applicant is requesting a temporary tract sales office with conversion of the garage to
an office in a model home at 1368 Little Lane (APN 004-391-03), parcels 1350, 1356, and 1362
Little Lane (APNs 004-391-06, 004-391-05, and 004-391-04) will be model homes, construction of
a temporary parking area on parcels at 1374 and 1380 Little Lane (APNs 004-391-02 and
004-391-01), and to allow temporary signage advertising the model homes and proposed homes in
Little Lane Village.  Temporary tract sales offices are a conditional use in MFD zoning, per CCMC
18.04.100, requiring approval of a Special Use Permit.  The Planning Commission is authorized to
approve a Special Use Permit.

06.30.2021 LU-2021-0187 1368 Little Ln (Bates Homes).docx

LU-2021-0187 Application.pdf

Little Lane in Carson City Sign Application.docx

 13.C   U-93/94-67      For Possible Action: Discussion and possible action regarding a request for an
investigation by the director of Special Use Permit U-93/94-67 for Empire Ranch Golf Course
located in the Agriculture (A) zoning district at 1875 Fair Way, APN 010-581-15.  (Hope Sullivan,
hsullivan@carson.org)

Summary: Special Use Permit U-93/94-67 for Empire Ranch golf course on property zoned
Agriculture was approved on June 24, 1994.  Consistent with CCMC 18.02.095, this item is placed
on the meeting agenda to allow the Commission the opportunity to request that the director investigate
Empire Ranch Golf Course’s special use permit to determine whether grounds for revocation or
reexamination of the special use permit exists.  

U-93-94-67 Empire Ranch GC discussion.docx

_________________________________________________________________________________
*Agenda items with an asterisk (*) indicate that final action will be taken unless appealed or otherwise
announced.  The Planning Commission’s “ACTION” may include either approval, approval with conditions,
denial, continuance, or tabling of an item.

_________________________________________________________________________________
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/971795/210502A10-Amundson-RV_Revised_Site_Plan.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/971796/210502A30-Amundson-RV.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/971652/06.30.2021_LU-2021-0187_1368_Little_Ln__Bates_Homes_.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/970585/LU-2021-0187_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/970587/Little_Lane_in_Carson_City_Sign_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/971664/U-93-94-67_Empire_Ranch_GC_discussion.pdf
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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, or via fax at 775-887-2278.
_________________________________________________________________________________

14.    Staff Reports (non-action items)

 14.A   - Director's report to the Commission. (Hope Sullivan)
- Future agenda items.
- Commissioner reports/comments.

15.    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 the Planning Commission including any matter that is not specifically included on the agenda as an action
item.

16.    For Possible Action:  Adjournment

_________________________________________________________________________________
**PUBLIC COMMENT LIMITATIONS - The Growth Management Commission and the Planning
Commission will, as called to order, each provide at least two public comment periods in compliance with the
minimum requirements of the Open Meeting Law prior to adjournment.  In addition, it is the Growth
Management Commission’s and 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 Growth Management Commission’s
and 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. The Chair and Vice-Chair also retain discretion to only provide for the
Open Meeting Law’s minimum public comment and not call for or allow additional individual-item public
comment at the time of the body’s consideration of the item when: 1) it is deemed necessary by the
mayor/chair to the orderly conduct of the meeting; 2) it involves an off-site non-action facility tour agenda item;
or 3) it involves any person’s or entity’s due process appeal or hearing rights provided by statute or the
Carson City Municipal Code.  Comments may be limited to three minutes per person or topic at the discretion
of the Chair or Vice-Chair in order to facilitate the meeting.

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.
_________________________________________________________________________________
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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.

For Further Information
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.

This agenda has been posted at the following locations:
City Hall, 201 North Carson Street
Community Center, 851 East William Street
Community Development Department, 108 E. Proctor Street
Carson City Library, 900 North Roop Street

Carson City Website -  https://carson.org/government/meeting-information/agendas
State Website - https://notice.nv.gov
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DRAFT MINUTES 

Regular Meeting  

Carson City Growth Management Commission 

Wednesday, May 26, 2021 ⚫ 5:00 PM 

Community Center Sierra Room 

851 East William Street, Carson City, Nevada 
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Commission Members 

Chair – Charles Borders, Jr.   Vice Chair – Jay Wiggins 

Commissioner – Paul Esswein   Commissioner – Nathaniel Killgore 

 Commissioner – Sena Loyd    Commissioner – Richard Perry  

 Commissioner – Teri Preston 

   

Staff 

Hope Sullivan, Community Development Director 

Heather Ferris, Planning Manager 

Todd Reese, Deputy District Attorney 

Stephen Pottéy, Senior Project Manager 

Tamar Warren, Senior Public Meetings 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. 

 

An audio recording and the approved minutes of this meeting are available on www.Carson.org/minutes. 

 

 

1. CALL TO ORDER – GROWTH MANAGEMENT COMMISSION 

 

(5:01:12) – Chairperson Borders called the Growth Management Commission meeting to order at 5:01 

p.m. 

 

2. ROLL CALL AND DETERMINATION OF QUORUM 

 

(5:01:29) – Roll was called and a quorum was present. 

 

  

Attendee Name Status Arrived 

Chairperson Charles Borders, Jr. Present  

Vice Chair Jay Wiggins Present  

Commissioner Paul Esswein Present  

Commissioner Nathaniel Killgore Present  

Commissioner Sena Loyd Present  

Commissioner Richard Perry Present  

Commissioner Teri Preston Absent  
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RESULT:  APPROVED (4-0-2) 

MOVER:  Perry 

SECONDER:  Wiggins 

AYES:   Borders, Esswein, Perry, Wiggins 

NAYS:   None 

ABSTENTIONS: Loyd, Killgore 

ABSENT:  None 

3. PLEDGE OF ALLEGIANCE 

(5:01:44) – Commissioner Loyd led the Pledge of Allegiance. 

4. PUBLIC COMMENTS 

(5:02:15) – Chairperson Borders welcomed members of the public back into the Boardroom and read 

into the record information regarding public comment, noting that he preferred to hear the comments 

during the discussion of an item.  He also entertained public comments; however, none were 

forthcoming. 

5. FOR POSSIBLE ACTION: APPROVAL OF THE MINUTES – MAY 27, 2020. 

(5:04:54) – Chairperson Borders introduced the item and  entertained comments or changes and when 

none were forthcoming, a motion. 

(5:05:11) – Commissioner Perry moved to approve the minutes of the May 27, 2020 Growth 

Management Commission meeting as presented.  The motion was seconded by Vice Chair 

Wiggins. 

 

6. MEETING ITEMS 

6.A GM-2021-0147 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 AND ESTIMATING THE MAXIMUM 

NUMBER OF RESIDENTIAL BUILDING PERMITS FOR YEARS 2024 AND 2025; 

ESTABLISHING THE NUMBER OF BUILDING PERMIT ALLOCATIONS WITHIN THE 

DEVELOPMENT AND GENERAL PROPERTY OWNER CATEGORIES; AND 

ESTABLISHING A MAXIMUM AVERAGE DAILY WATER USAGE FOR COMMERCIAL 

AND INDUSTRIAL BUILDING PERMITS AS A THRESHOLD FOR GROWTH 

MANAGEMENT COMMISSION REVIEW. 

 

(5:05:50) – Chairperson Borders introduced the item.  Ms. Sullivan gave background and reviewed the 

Staff Report with accompanying documents, all of which are incorporated into the record.  She also 

highlighted comments from key stakeholders such as the Carson City School District, Carson City Fire 
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Department, Carson City Sheriff’s Office, and the Carson City Public Works Department.  Ms. Sullivan 

highlighted the current projects and responded to clarifying questions by the Commissioners, adding that 

the City was not close to meeting the housing starts approved by the Growth Management Commission 

in the past years. 

 

(5:23:04) – Carson City Wastewater Utility Manager Andy Hummel reviewed the Wastewater Capacity 

Analysis Update, incorporated into the record as late material, and responded to Commissioner 

questions. 

 

(5:38:15) – Carson City Water Utility Manager Eddy Quaglieri reviewed the overall health of the 

ground water basins, water usage and demand, the City’s water sources, projects, and the projected 

demand, all of which are incorporated into the record as late material.  Mr. Quaglieri and Ms. Sullivan 

also responded to clarifying questions.  Commissioner Perry called the presentations “very good” and 

recommended presenting a simplified version of it to civic organizations in the City.  Ms. Sullivan 

clarified that the modeling done for the sewer was based on communication between the Planning and 

Public Works Departments as development projects were being planned.   

 

(5:56:18) – The meeting was recessed to address technical issues. 

 

(6:05:21) – Chairperson Borders reconvened the meeting. 

 

(6:05:40) – Commissioner Perry recommended including some language to justify going above the 

15,000-gallon daily limit requirement.  Commissioner Esswein also thanked Staff for the presentations 

and noted that he was in favor of criteria to evaluate excess water use as well, citing the drought 

situation being experienced currently.  Ms. Sullivan noted that item 6.B would be continued in order to 

bring forward the criteria discussed earlier.  Commissioner Loyd requested information regarding the 

current businesses who have received approval to exceed the 15,000-gallon daily limit.  Mr. Reese noted 

that the Commission was not required to take action on this item. 

 

6.B GM-2021-0131 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE 

ACTION REGARDING A REQUEST TO ALLOW FOR DAILY WATER USAGE ABOVE 

15,000 GALLONS PER DAY FOR A PROPOSED DRIVE-THROUGH CARWASH ON 

PROPERTY ZONED RETAIL COMMERCIAL (RC), LOCATED AT 3390 S. CARSON 

STREET, APN 009-111-28. 

 

(6:13:05) – Chairperson Borders introduced the item.  Ms. Sullivan explained that per the late material 

received, the applicant representative had requested for the item to be continued until the June 30, 2021 

meeting.  No action was necessary. 

 

7.  PUBLIC COMMENT 

 

(6:14:04) – Chairperson Borders entertained public comments; however, none were forthcoming. 

 

8. FOR POSSIBLE ACTION: ADJOURN AS THE GROWTH MANAGEMENT 

COMMISSION 
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(6:14:37) – Chairperson Borders adjourned the Growth Management Commission meeting at 6:14 p.m. 
 

The Minutes of the May 26, 2021 Carson City Growth Management Commission meeting are so 

approved this 30th day of June, 2021. 
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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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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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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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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 
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 297 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 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 and safety; create quality jobs; or promote 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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Carson City Planning Commission and Growth Management Commission Regular Meeting 

Wednesday, May 26, 2021 ⚫ 5:00 PM 

Community Center Robert “Bob” Crowell Boardroom 

851 East William Street, Carson City, Nevada 
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Commission Members 

Chair – Charles Borders, Jr.   Vice Chair – Jay Wiggins 

Commissioner – Paul Esswein   Commissioner – Nathaniel Killgore 

 Commissioner – Sena Loyd    Commissioner – Richard Perry  

 Commissioner – Teri Preston 

   

Staff 

Hope Sullivan, Community Development Director 

Heather Ferris, Planning Manager 

Todd Reese, Deputy District Attorney 

Stephen Pottéy, Senior Project Manager 

Tamar Warren, Senior Public Meetings 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. 

 

An audio recording and the approved minutes of this meeting are available on www.Carson.org/minutes. 

 

GROWTH MANAGEMENT COMMISSION 

 

1. CALL TO ORDER – GROWTH MANAGEMENT COMMISSION 

 

(5:01:12) – Chairperson Borders called the Growth Management Commission meeting to order at 5:01 

p.m. 

 

2. ROLL CALL AND DETERMINATION OF QUORUM 

 

(5:01:29) – Roll was called and a quorum was present. 

 

  

3. PLEDGE OF ALLEGIANCE 

(5:01:44) – Commissioner Loyd led the Pledge of Allegiance. 

Attendee Name Status Arrived 

Chairperson Charles Borders, Jr. Present  

Vice Chair Jay Wiggins Present  

Commissioner Paul Esswein Present  

Commissioner Nathaniel Killgore Present  

Commissioner Sena Loyd Present  

Commissioner Richard Perry Present  

Commissioner Teri Preston Absent  
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4. PUBLIC COMMENTS 

(5:02:15) – Chairperson Borders welcomed members of the public back into the Boardroom and read into 

the record information regarding public comment, noting that he preferred to hear the comments during the 

discussion of an item.  He also entertained public comments; however, none were forthcoming. 

5. FOR POSSIBLE ACTION: APPROVAL OF THE MINUTES – MAY 27, 2020. 

(5:04:54) – Chairperson Borders introduced the item and  entertained comments or changes and when none 

were forthcoming, a motion. 

(5:05:11) – Commissioner Perry moved to approve the minutes of the May 27, 2020 Growth 

Management Commission meeting as presented.  The motion was seconded by Vice Chair Wiggins. 

6. MEETING ITEMS 

6.A GM-2021-0147 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 AND ESTIMATING THE MAXIMUM NUMBER OF RESIDENTIAL 

BUILDING PERMITS FOR YEARS 2024 AND 2025; ESTABLISHING THE NUMBER OF 

BUILDING PERMIT ALLOCATIONS WITHIN THE DEVELOPMENT AND GENERAL 

PROPERTY OWNER CATEGORIES; AND ESTABLISHING A MAXIMUM AVERAGE DAILY 

WATER USAGE FOR COMMERCIAL AND INDUSTRIAL BUILDING PERMITS AS A 

THRESHOLD FOR GROWTH MANAGEMENT COMMISSION REVIEW. 

 

(5:05:50) – Chairperson Borders introduced the item.  Ms. Sullivan gave background and reviewed the 

Staff Report with accompanying documents, all of which are incorporated into the record.  She also 

highlighted comments from key stakeholders such as the Carson City School District, Carson City Fire 

Department, Carson City Sheriff’s Office, and the Carson City Public Works Department.  Ms. Sullivan 

highlighted the current projects and responded to clarifying questions by the Commissioners, adding that 

the City was not close to meeting the housing starts approved by the Growth Management Commission in 

the past years. 

 

(5:23:04) – Carson City Wastewater Utility Manager Andy Hummel reviewed the Wastewater Capacity 

Analysis Update, incorporated into the record as late material, and responded to Commissioner questions. 

 

RESULT:  APPROVED (4-0-2) 

MOVER:  Perry 

SECONDER:  Wiggins 

AYES:   Borders, Esswein, Perry, Wiggins 

NAYS:   None 

ABSTENTIONS: Loyd, Killgore 

ABSENT:  None 
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(5:38:15) – Carson City Water Utility Manager Eddy Quaglieri reviewed the overall health of the ground 

water basins, water usage and demand, the City’s water sources, projects, and the projected demand, all of 

which are incorporated into the record as late material.  Mr. Quaglieri and Ms. Sullivan also responded to 

clarifying questions.  Commissioner Perry called the presentations “very good” and recommended 

presenting a simplified version of it to civic organizations in the City.  Ms. Sullivan clarified that the 

modeling done for the sewer was based on communication between the Planning and Public Works 

Departments as development projects were being planned.   

 

(5:56:18) – The meeting was recessed to address technical issues. 

 

(6:05:21) – Chairperson Borders reconvened the meeting. 

 

(6:05:40) – Commissioner Perry recommended including some language to justify going above the 15,000-

gallon daily limit requirement.  Commissioner Esswein also thanked Staff for the presentations and noted 

that he was in favor of criteria to evaluate excess water use as well, citing the drought situation being 

experienced currently.  Ms. Sullivan noted that item 6.B would be continued in order to bring forward the 

criteria discussed earlier.  Commissioner Loyd requested information regarding the current businesses who 

have received approval to exceed the 15,000-gallon daily limit.  Mr. Reese noted that the Commission was 

not required to take action on this item. 

 

6.B GM-2021-0131 FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE ACTION 

REGARDING A REQUEST TO ALLOW FOR DAILY WATER USAGE ABOVE 15,000 

GALLONS PER DAY FOR A PROPOSED DRIVE-THROUGH CARWASH ON PROPERTY 

ZONED RETAIL COMMERCIAL (RC), LOCATED AT 3390 S. CARSON STREET, APN 009-

111-28. 

 

(6:13:05) – Chairperson Borders introduced the item.  Ms. Sullivan explained that per the late material 

received, the applicant representative had requested for the item to be continued until the June 30, 2021 

meeting.  No action was necessary. 

 

7.  PUBLIC COMMENT 

 

(6:14:04) – Chairperson Borders entertained public comments; however, none were forthcoming. 

 

8. FOR POSSIBLE ACTION: ADJOURN AS THE GROWTH MANAGEMENT 

COMMISSION 

 

(6:14:37) – Chairperson Borders adjourned the Growth Management Commission meeting at 6:14 p.m. 

 

 

PLANNING COMMISSION 

 

9.  CALL TO ORDER – PLANNING COMMISSION  

 

(6:14:45) – Chairperson Borders called the Planning Commission meeting to order at 6:14 p.m. 
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10.  ROLL CALL AND DETERMINATION OF A QUORUM 

 

(6:14:55) – Ms. Warren called roll and determined the presence of a quorum comprising Chairperson 

Borders, Vice Chair Wiggins, Commissioner Esswein, Commissioner Killgore, Commissioner Loyd, and 

Commissioner Perry.  Commissioner Preston was absent. 

 

11. PUBLIC COMMENT 

 

(4:15:11) – Chairperson Borders entertained public comments; however, none were forthcoming. 

 

12.  FOR POSSIBLE ACTION: APPROVAL OF THE MINUTES – APRIL 28, 2021 

 

(6:15:31) – Chairperson Borders introduced the item and entertained comments or corrections and when 

none were forthcoming, a motion. 

 

(5:15:41) – Commissioner Perry moved to approve the minutes of the April 28, 2021 Planning 

Commission meeting as presented.  The motion was seconded by Vice Chair Wiggins. 

13. MEETING ITEMS - PUBLIC HEARINGS  

 

 13.A  LU-2021-0130 – FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE 

ACTION REGARDING A REQUEST FOR A SPECIAL USE PERMIT TO CONSTRUCT A 

GUEST BUILDING AND A DETACHED GARAGE RESULTING IN THE CUMULATIVE 

SQUARE FOOTAGE OF ACCESSORY STRUCTURES EXCEEDING 75 PERCENT OF THE 

SIZE OF THE PROPOSED PRIMARY BUILDING ON PROPERTY ZONED MOBILE HOME 

12,000 (MH12), LOCATED AT 2754 DORI WAY, APN 008-181-22. 

 

(6:16:03) – Chairperson Borders introduced the item.  Ms. Ferris presented the subject property and the 

Staff Report, which is incorporated into the record, noting that no public comments were received regarding 

the project.  She also introduced applicant Paul Holloway.  City Engineer Randy Rice noted that a 12-foot 

driveway would be required for this project, and it would be paid for by the property owner. 

 

(6:20:53) – Mr. Holloway stated that he had read and agreed with the Conditions of Approval in the Staff 

Report.  He also noted that the permit process and the interaction with Ms. Ferris were “excellent.”  

Commissioner Perry was informed that the trailer on the property was a construction trailer which would 

be gone at the completion of the project.  Mr. Holloway agreed with Chair Borders that the structures would 

not be used as rentals.  Chairperson Borders entertained additional questions and when none were 

forthcoming, a motion. 

RESULT:  APPROVED (6-0-0) 

MOVER:  Perry 

SECONDER:  Wiggins 

AYES:   Borders, Wiggins, Esswein, Loyd, Killgore, Perry 

NAYS:   None 

ABSTENTIONS: None 

ABSENT:  None 
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(6:22:41) – Vice Chair Wiggins moved to approve Special Use Permit LU-2021-0130, based on the 

findings and subject to the conditions of approval contained in the staff report.  The motion was 

seconded by Commissioner Killgore. 

 

13.B     LU-2021-00148 – FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE 

ACTION REGARDING A REQUEST FOR A SPECIAL USE PERMIT TO CONSTRUCT AN 

ACCESSORY STRUCTURE THAT EXCEEDS 75 PERCENT OF THE SIZE OF THE PRIMARY 

BUILDING ON PROPERTY ZONED MOBILE HOME 6000 (MH6), LOCATED AT 1120 

CLAUDIA CIRCLE, APN 009-657-40. 

 

(6:23:38) – Chairperson Borders introduced the item.  Ms. Ferris gave background and presented the Staff 

Report which is incorporated into the record.  Chairperson Borders was informed that the applicant was 

not present.  He also expressed concern that the project was “already done.”  Ms. Ferris clarified that should 

the Board deny the application, the structure would have to be removed.  She also noted that the Special 

Use Permit request was the applicant’s first step towards compliance.  Mr. Reese explained that Code 

Enforcement could issue a “Notice of Violation” or a “Notice to Abate” to obtain the necessary permits 

retroactively, adding that should the City request any changes to the structure, the applicant must abide.  A 

refusal to comply, according to Mr. Reese, could result in a citation or a request to remove the structure, 

who also advised the Board to either approve the Special Use Permit, should it meet all the Conditions of 

Approval, or continue the item.  Commissioner Esswein wished to either approve the Special Use Permit 

or continue it until the Building Permit is obtained; however, Ms. Ferris clarified that the Special Use 

Permit was the first step prior to obtaining a Building Permit.  Commissioner Perry recommended 

approving the Special Use Permit and leaving it up to the City to ensure the structure meets the Conditions 

of Approval and the building code.  Commissioner Loyd was informed that a Building Permit must be 

obtained as well.  Chairperson Borders entertained a motion. 

 

(6:32:01) – Commissioner Esswein moved to approve Special Use Permit LU-2021-0148, based on 

the findings and subject to the Conditions of Approval contained in the Staff Report.   

 

RESULT:  APPROVED (6-0-0) 

MOVER:  Esswein 

SECONDER:  Perry 

AYES:   Borders, Wiggins, Esswein, Killgore, Loyd, Perry 

NAYS:   None 

ABSTENTIONS: None 

ABSENT:  Preston 

RESULT:  APPROVED (6-0-0) 

MOVER:  Wiggins 

SECONDER:  Killgore 

AYES:   Borders, Wiggins, Esswein, Loyd, Killgore, Perry 

NAYS:   None 

ABSTENTIONS: None 

ABSENT:  None 
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PUBLIC HEARING 

 

 13.C     PUD-2021-0132 – FOR POSSIBLE ACTION:  DISCUSSION AND POSSIBLE 

ACTION REGARDING A REQUEST FOR A TENTATIVE PLANNED UNIT DEVELOPMENT 

(PUD-2021-0132) THAT WOULD CREATE 12 SINGLE FAMILY RESIDENTIAL LOTS WITH 

A MINIMUM LOT SIZE OF 29,300 SQUARE FEET AND APPROXIMATELY 3.75 ACRES OF 

OPEN SPACE ON PROPERTY ZONED SINGLE-FAMILY 1 ACRE (SF1A), LOCATED ON THE 

WEST SIDE OF LONGVIEW WAY, NORTH OF BEDFORD WAY AND SOUTH OF 

KENSINGTON PLACE, APN 007-061-61. 

 

(6:32:53) – Chairperson Borders introduced the item.  Ms. Ferris presented the subject property and the 

Staff Report, incorporated into the record, and responded to clarifying questions.  She indicated that Staff 

had made all the required findings, incorporated into the record, and recommended approval subject to the 

Conditions of Approval outlined in the Staff Report, with the following clerical changes to Condition of 

Approval No. 24 and No. 28. 

 

 24. Lots abutting the creek will need to have their lot lines adjusted so that they are located 5 feet 

away from the top of the edge of the creek, or outside of the AO/AE flood zone, whichever is closer to the 

interior of the lots. Should this adjustment be impracticable, an exclusive easement will need to be created 

in its place, in which no fences can be installed. In no case shall the lots be allowed to be reduced to less 

than 33% of the minimum lot size or 14, 374.8 square feet. If the lot lines are adjusted in this manner, the 

common area parcel will be increased in size and this area will be required to be owned and maintained 

by a homeowner’s association or similar entity. 

 

 28. An A private access and Public Utility Easement shall be created over the roadway. 

 

(6:38:09) – Ms. Ferris referenced the following request, via email correspondence between the City 

Engineer and the applicant’s representative, with a request to remove Condition of Approval No. 31 as a 

result: 

 

 “On behalf of the Adams Foundation, I would like to request a waiver to the sidewalk requirements 

for the internal street of the proposed Adams Estates PUD. The development consists of only 12 parcels 

and will be served by a 2 private, gated roadway. We believe because of the private nature of the roadway 

as well as the limited number of residences on it, that access to the trail and open space on the west side 

can be achieved through just the roadway without sidewalks. The walkability of the Adams Estates PUD 

would function in the same way as the surrounding developments of Kingston Park and Long Ranch Estates 

(Kings Canyon Highlands), on either the streets or pathways within the open space. Thank you for your 

consideration.” 

 

(6:39:42) – Ms. Ferris referenced the public comments, incorporated into the record, in the form of a 

petition signed by 194 individuals and late material.  She explained to Commissioner Esswein that the Fire 

Department would review the Fire Hydrant spacing.  Carson City Floodplain Manager Robb Fellows and 

Ms. Ferris also responded to clarifying questions by the Commissioners. 

 

(6:50:01) – Applicant representative Susan Pansky introduced herself and Micah Laak of Lumos and 

Associates.  Ms. Pansky gave background on the project, including the redesign and after the initial 
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neighborhood meeting, and reviewed the Adams Estate Planned Unit Development presentation, 

incorporated into the record.  She also responded to clarifying questions.  Chairperson Borders entertained 

public comments. 

 

(7:02:01) – Bruno Bielat introduced himself as “not a hydrologist” and was “concerned that properties to 

the south of the creek are not protected by a berm, and that’s where my property is.”  Mr. Bielat believed 

that the water would flow to their side, on Bedford Avenue.  He was also appreciative of the reduced 

number of units on the property, and was in favor of having the City maintain the creek. 

 

(7:05:27) – Frank Macdenell introduced himself as a resident on the north side of the property and was 

concerned that his property would get flooded.  He also believed that a berm would “ruin the aesthetics” 

of the neighborhood. 

 

(7:09:02) – Carson City Floodplain Manager Robb Fellows provided additional information on Ash Creek 

and noted that “when Long Ranch Estates was developed, they created these open spaces that were sized 

to take all of the flow from the 100 year storms not from not only Kings Canyon but also from Ash Canyon.” 

He believed that the open space between this proposed project and Long Ranch Estates would provide the 

appropriate open space for the floodplain, adding that 70 percent of the high-hazard floodplains in Carson 

City are in open space areas.  Mr. Fellows also responded to clarifying questions by the Commissioners. 

 

(7:15:12) – Ms. Pansky informed Chairperson Borders that the applicant was in agreement with all the 

Conditions of Approval stated in the Staff Report except for item 31.b, which will read as follows: 

 

 31.b. The street section must meet C-5.1.8 for urban local streets including installation of interior 

sidewalks on both sides of the street per CCMC 17.09.095. 

 

(7:16:40) – Commissioner Killgore expressed concern that members of the public were concerned about 

the reduction in surrounding property values.  Ms. Pansky confirmed that the minimum house size would 

be 2,000 square feet.  Chairperson Borders entertained a motion. 

 

(7:18:48) – Commissioner Loyd moved to recommend to the Board of Supervisors approval of 

Tentative Planned Unit Development PUD-2021-0132 based on the ability to make the required 

findings and subject to the Conditions of Approval as noted in the staff’s report to the Planning 

Commission, with the amended Condition No. 31.b (as noted above).  The motion was seconded by 

Commissioner Wiggins. 

 

 

 

RESULT:  APPROVED (6-0-0) 

MOVER:  Loyd 

SECONDER:  Wiggins 

AYES:   Borders, Wiggins, Esswein, Killgore, Loyd, Perry 

NAYS:   None 

ABSTENTIONS: None 

ABSENT:  Preston 
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PUBLIC HEARING 

 

 13.D     PM-2021-0030 – FOR POSSIBLE ACTION: DISCUSSION AND POSSIBLE 

ACTION REGARDING AN APPEAL OF STAFF’S DECISION TO APPROVE A TENTATIVE 

PARCEL MAP (PM-2021-0030) SUBJECT TO A CONDITION OF APPROVAL (CONDITION #8) 

REQUIRING THE EXTENSION OF THE WATER MAIN AND ASSOCIATED 

IMPROVEMENTS ON PROPERTY ZONED SINGLE FAMILY 1 ACRE (SF1A), LOCATED AT 

3042 COMBS CANYON ROAD, APN 007- 502-01. 

 

(7:20:01) – Chairperson Borders introduced the item.  Commissioner Wiggins read into the record a 

prepared disclosure statement, advised of no disqualifying conflict of interest, and stated that he 

would participate in discussion and action.  Ms. Ferris presented the Staff Report, incorporated into 

the record, reiterated Staff’s recommendation to deny the appeal and uphold Staff’s decision to 

approve the Tentative Parcel Map, subject to the Conditions of Approval outlined in the April 31, 

2021 Notice of Decision, including the requirement to extend the water main as outlined in 

condition No. 8, and responded to clarifying questions.  Ms. Ferris also introduced appellant Corey 

Hornamann and City Engineer Randy Rice who were both present and available to answer the 

Commissioners’ questions. 

(7:28:41) – Mr. Hornamann referenced the agenda materials and requested that Mr. Rice’s notes 

be “thrown out” since he had not seen them as part of the Notice of Decision on April 30, 2021, 

adding that he would appeal today’s decision if it is a denial and would exclude those comments 

from the appeal.  Mr. Hornamann noted that Attachment C was “incorrect” as well, and referenced 

the points he had included in his letter to Staff.  He contested the City’s request to install a “reducer 

valve” adding that the City had “offered to pay for that.”  He also noted that he is trying to sell one 

piece of the property, not create a subdivision, and did not know who would buy it.  He believed 

that the City should pay for the water line.  Mr. Hornamann offered “to drop that piece of property, 

if a deal can be worked out with the water line for one piece of the property which would be 4A.” 

(7:38:40) – Ms. Sullivan reviewed the steps required to create a conceptual map, then a tentative 

map (which may require an improvement plan), after which a final map is created and recorded.  

She also noted that a lot with four parcels or less may be approved by Staff as a Parcel Map.  Any 

property exceeding four lots is considered a subdivision.  In response to a question by 

Commissioner Loyd, Ms. Sullivan noted that technically, a deed restriction may be placed to have 

a future buyer pay for the water line; however, City Staff was not set up to monitor deed restrictions 

or property sales.  Mr. Hornamann stated that when he bought the 25-acre property, he was not 

required to have a water line. 

(7:46:42) – Mr. Rice clarified that had the well not been installed in 2018, “we would be asking 

for this waterline extension to go all the way to the entire frontage, half street improvements 
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(sidewalk if that was appropriate for this area) including all the utilities.  The only reason sewer is 

not in this conversation is because sewer is nowhere near [the property].”  He also noted that the 

survey consisted of “blue spray paint.”  Mr. Rice explained that Staff had erroneously believed that 

the existing line was able to serve the appropriate amount of water and pressure; hence, the 

requirement of the pressure reducing valve.  He also recommended a compromise where Mr. 

Hornamann would “build a water line and get into a pro rata agreement with the City that would 

basically encumber any properties that would benefit from the construction and cost of that water 

line,” and Mr. Hornamann would be eligible for reimbursement of up to half the cost, should there 

be additional developments. 

(7:53:05) – Commissioner Perry inquired about the “hardship letter” referenced by Mr. 

Hornamann, noting that State law oversees water law.  Public Works Water Operations Supervisor 

Tom Grundy stated that the State had permitted the drilling of the well.  Commissioner Perry 

believed that wells were necessary in rural areas; however, “this [property] is in the middle of a 

municipality.”  Mr. Hornamann reiterated that he was not willing “to spend $200,000 on 

improvements for a lot that I’m going to sell for $150,000.” 

(7:58:15) – Commissioner Wiggins believed that the water line had a continuity with the rest of 

the City’s water system and was informed by Mr. Hornamann that he was not aware it was a “no 

connections [water] main,” who also believed that he had paid for “hookups” but had not been 

reimbursed by the City. 

(8:00:12) – Commissioner Esswein was informed by Mr. Rice that a large transmission main was 

already in existence when Mr. Hornamann had a parcel map made; however, Staff had made an 

error in informing him that “he would tie into the water main;” therefore, a one-time waiver was 

made by the City to install the well.  Ms. Ferris clarified that “the three existing lots from the 

original parcel map can connect into that distribution line that goes from Vista Ariana [Drive] up 

to Combs Canyon Road.  They [property owners] would just have to tap into that for each of the 

lots when they build their single-family residences.”  Discussion ensued and Mr. Rice noted that 

survey information had not yet been received, adding that the City would like to work with the 

appellant and would consider “removing 4B completely” or “reducing those water lines to the 

eastern edge of parcel A.”   

(8:12:55) – Commissioner Perry noted that every development had water lines built for it and 

believed that the appellant should also build water lines.  He also noted that lots around lakeview 

would sell for more than $150,000.  Mr. Hornamann offered to send the survey CAD file and 

believed his lot was within 400 feet of the water line.  Commissioner Perry expressed concern that 

the one-time exception would perpetuate similar requests should the buyers decide to parcel their 

lot.  
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(8:19:32) – Ms. Ferris clarified for Commissioner Wiggins that when lots are recorded, they must be done 

so as “improved lots.”  Commissioner Esswein explained “what the City is proposing is that you only have 

to provide [water] service to that one lot is perfectly reasonable.”  Chairperson Borders entertained a 

motion. 

(8:23:19) – Commissioner Esswein moved to deny the appeal and uphold Staff’s decision to approve 

the tentative Parcel Map subject to the Conditions of Approval outlined in the April 31, 2021 Notice 

of Decision, including the requirement to extend the water main as outlined in condition No. 8.  The 

motion was seconded by Commissioner Perry. 

 

F.    STAFF REPORTS (NON-ACTION ITEMS) 

(8:25:20) – Chairperson Borders introduced the item. 

 - DIRECTOR'S REPORT TO THE COMMISSION 

(8:26:16) –  Ms. Sullivan reported on the Board of Supervisors’ decisions noting that they had approved a 

Final Map. 

 - FUTURE AGENDA ITEMS 

(8:25:30) – Ms. Sullivan announced that Bates Homes (on Little Lane) would be agendized for a Special 

Use Permit request for model homes.  She also stated that the Commission would discuss Special Use 

Permit requests for an accessory structure and a fence, in addition to a Growth Management car wash 

discussion and updates requested by the Commission. 

(8:26:31) – Chairperson Borders requested information on the “Flat (soccer) Fields” and wished to see the 

Special Use Permit for Empire Ranch Golf Course and the continued modification.  Based on 

Commissioner Esswein’s inquiry, Ms. Sullivan noted that the Title 18 workshops had been completed and 

that the information was being reviewed by the District Attorney’s Office, after which public hearing would 

be scheduled. 

 - COMMISSIONER REPORTS/COMMENTS 

There were no Commissioner reports or comments. 

G.    PUBLIC COMMENT 

RESULT:  APPROVED (5-1-0) 

MOVER:  Esswein 

SECONDER:  Perry 

AYES:   Borders, Esswein, Killgore, Loyd, Perry 

NAYS:   Wiggins 

ABSTENTIONS: None 

ABSENT:  Preston 
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(8:28:37) – Chairperson Borders entertained final public comments; however, none were forthcoming.  

H. FOR POSSIBLE ACTION:  ADJOURNMENT 

(8:29:06) – Chairperson Borders adjourned the meeting at 8:29 p.m. 

The Minutes of the, May 26, 2021 Carson City Planning Commission meeting are so approved this 30th 

day of June, 2021. 
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STAFF REPORT FOR PLANNING COMMISSION MEETING OF JUNE 30, 2021

FILE NO: LU-2021-0182             AGENDA ITEM:  13.A

STAFF CONTACT:  Lena Reseck, Assistant Planner

AGENDA TITLE:  For Possible Action:  Discussion and possible action regarding a request for a Special 
Use Permit to construct an accessory structure that will result in the cumulative area of accessory structures 
exceeding 75 percent of the size of the primary building and 5 percent of the parcel size on a property zoned 
Single Family 1 Acre (SF1A), located at 5180 Silver Sage Drive, APN 009-231-08.  (Lena Reseck, 
lreseck@carson.org)

Summary: The subject property is currently improved with a 3,080 square foot home with attached garage, 
a 96 square foot storage shed, a 378 square foot carport, and a 576 square foot detached garage on a 1.79-
acre lot.  The applicant is proposing to construct a 3,000 square foot detached shop.  This will result in the 
cumulative square footage of the detached accessory buildings being approximately 131 percent of the size 
of the primary building and covering approximately 5.20 percent of the lot area.  As the cumulative area of 
the detached accessory buildings will exceed 75 percent of the size of the primary structure, and as the 
detached accessory buildings will cover more than 5 percent of the lot area, per CCMC 18.05.055, a Special 
Use Permit is required.  The Planning Commission is authorized to approve a Special Use Permit.

PROPOSED MOTION: “I move to approve Special Use Permit LU-2021-0182, based on the findings 
and subject to the conditions of approval contained in the staff report.”

VICINITY MAP: 

Project Location
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RECOMMENDED CONDITIONS OF APPROVAL:

1. The applicant must sign and return the Notice of Decision for conditions for approval within 10 
days of receipt of notification.  If the Notice of Decision is not signed and returned within 10 days, 
then the item may be rescheduled for the next Planning Commission meeting for further 
consideration. 

2. All development shall be substantially in accordance with the development plans approved with 
this application, except as otherwise modified by these conditions of approval.  

3. All on and off-site improvements shall conform to City standards and requirements. 

4. The applicant shall meet all the conditions of approval and commence the use for which this permit 
is granted, within 12 months of the date of issuance of the Special Use Permit.  A single, one-year
extension of time may be granted if requested in writing to the Planning Division 30 days prior to 
the one-year expiration date.  Should this permit not be initiated within one-year and no extension 
granted the permit shall become null and void.  

5. The applicant shall submit a copy of the Notice of Decision and conditions of approval with the 
Building Permit application.

6. Any other detached accessory structures proposed for the site in the future will require additional 
review and approval of a Special Use Permit prior to construction.  

LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits); 18.04.055 (Single-family 1 Acre);
18.04.190 (Residential Districts Intensity and Dimensional Standards); 18.05.055 (Accessory Structures).

MASTER PLAN DESIGNATION: Medium Density Residential

PRESENT ZONING: Single-family 1 Acre (SF1A)

KEY ISSUES: Will the proposed detached shop have an adverse impact on the adjacent residential 
neighborhood?

SURROUNDING ZONING AND LAND USE INFORMATION:
NORTH: Single-family 1 Acre/Freeway
EAST: Single-family 1 Acre/ Single family residence
SOUTH:  Single-family 1 Acre/ Single family residence 
WEST: Public Regional/BLM

ENVIRONMENTAL INFORMATION:
1. FLOOD ZONE: X/AH
2. EARTHQUAKE FAULT: On site, Zone III (moderate severity)
3. SLOPE/DRAINAGE: Relatively flat

SITE DEVELOPMENT INFORMATION:
1. LOT SIZE: 1.79 acres
2. PROPOSED STRUCTURE SIZE: 3,000 square feet
3. PROPOSED STRUCTURE HEIGHT: 21.8 feet, as proposed, the structure meets compliance.
4. REQUIRED SETBACKS: 30 feet from front; 15 feet from side; 30 feet from rear, as proposed, the 

structure meets these setbacks.
5. VARIANCES REQUESTED: None
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DISCUSSION:

The applicant is seeking to construct a 3,000 square foot shop.  The primary structure on the site (a home 
with an attached garage) is 3,080 square feet.  There is also currently a 96 square foot shed, a 378 square 
foot carport, and a 576 square foot detached garage on-site.

The proposed detached accessory structure will result in the cumulative area of the detached structures 
being 131 percent of the primary building and the coverage of the detached structures is 5.20 percent of the 
lot area.

An accessory structure is a permitted accessory use in the Single-family 1 Acre zoning district; however, 
per CCMC 18.05.055.7, if the cumulative area of the accessory structures is more than 75% of the size of 
the primary structure, a Special Use Permit is required.  Additionally, per CCMC 18.05.055.8, if the 
cumulative area of accessory structures exceeds 5 percent of the parcel size on parcels 21,000 square feet 
or greater, a Special Use Permit is required.

Per the provisions of 18.02.080, the Planning Commission has the authority to approve a Special Use Permit 
upon making each of the seven required findings in the affirmative.

PUBLIC COMMENTS:  Public notices were mailed to 33 property owners within 700 feet of the subject 
site on June 17, 2021.  As of the date of writing of this report, no public comments have been received 
regarding this application. Any comments that are received after this report is completed will be submitted 
to the Planning Commission prior to or at the meeting on June 30, 2021 depending on the date of submission 
of the comments to the Planning Department.

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 Engineering Division has no preference or objection to the special use request provided that the 
following conditions are met:

 The project must meet all Carson City Development Standards and Standard Details including but 
not limited to the following:

o The driveway to the existing garage and the driveway to the proposed garage must be 
paved.

The Engineering Division has reviewed the application within our areas of purview relative to adopted 
standards and practices and to the provisions of CCMC 18.02.080, Conditional Uses.  The Engineering 
Division offers the following discussion:

C.C.M.C. 18.02.080 (5a) - Master Plan
The request is not in conflict with any Engineering Master Plans. 

C.C.M.C. 18.02.080 (5b) – Use, Peaceful Enjoyment, Economic Value, Compatibility
Development Engineering has no comment on this finding.

C.C.M.C. 18.02.080 (5c) - Traffic/Pedestrians
Local intersections: 

 The closest intersection is Silver Sage Dr and Arthur St. Silver Sage Dr and Arthur St are local 
streets.

Parking and internal circulation:
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 This is a private residence so parking is offered via an existing garage and driveway. The 
shoulder is wide enough for unpaved on street parking.

Proposed and/or necessary improvements:  
 The driveway to the existing garage and the driveway to the proposed garage must both be paved 

with a paved driveway apron per CCSD C-5.2.5.

C.C.M.C. 18.02.080 (5d) - Public Services
Sanitary Sewer: 

 The property is currently served by septic on the southwest corner of the property. The closest 
sewer main is over 400 feet away. 

Water:
 The existing water main is 12-inch PVC on the east side of the property.  The property is 

currently served by City water.
Storm Drain:

 The site currently drains to the street which enters the city system via a channel.
Public Lands:

 Parcel adjoins Bureau of Land Management parcel along the western parcel line.

C.C.M.C. 18.02.080 (5e) – Title 18 Standards
Development Engineering has no comment on this finding.

C.C.M.C. 18.02.080 (5f) – Public health, Safety, Convenience, and Welfare
The project will meet engineering standards for health and safety if conditions are met.  
Earthquake faults: 

 There is a fault in the southwestern corner of the property going approximately 50 feet into the 
property, approximately 175 feet away from the proposed structure.  No further analysis or 
mitigation is required. 

FEMA flood zones: 
 The flood zone is Zone X (unshaded) while the north to northeast portion of the property is in 

Zone AH (4725 feet)
Site slope:

 The existing site slope is estimated to be 0 to 2% so no further analysis or mitigation is required 
with respect to slopes.

Soils and Groundwater:
 The existing soil is gravelly sandy loam with the ground water table more than 80 inches down.

C.C.M.C. 18.02.080 (5g) – Material Damage or Prejudice to Other Property
Development Engineering has no comment on this finding.

C.C.M.C. 18.02.080 (5h) – Adequate Information
The plans and reports provided were adequate for this analysis.
  
Fire Department:

Project must comply with the International Fire Code and Northern Nevada Fire Code 
amendments as adopted by Carson City.

FINDINGS:   Staff's recommendation is based upon the findings as required by CCMC Section 18.02.080 
(Special Use Permits) enumerated below and substantiated in the public record for the project.
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1. Will be consistent with the master plan elements.

The subject property is designated as Medium Density Residential.  The primary uses associated with the 
Medium Density Residential master plan land use designation include single family residences.  The 
primary use of the subject site is a single-family residential use and the proposed shop will not change the 
land use, as it will be accessory to the single-family residential use.

2. Will not be detrimental to the use, peaceful enjoyment, economic value, or development of 
surrounding properties or the general neighborhood; and will cause no objectionable noise, 
vibrations, fumes, odors, dust, glare, or physical activity.  

The detached accessory structures will not be detrimental to the use, peaceful enjoyment, economic value, 
or development of surrounding properties or neighborhood.  The shop will allow for vehicles, recreational 
vehicles, and other personal items to be stored inside a building instead of in the open.  

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

The garage will allow for vehicles, recreational vehicles, and other personal items to be stored inside a 
building instead of in the open.  The proposed accessory structure will not constitute a change of use.  The 
land use will continue to be single-family residential with the trips associated with a single-family 
residence.  

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.  

The proposed accessory structure will not constitute a change of use.  The land use will continue to be 
single-family residential. The project does not include new connections to sewer or water and does not 
require modifications to the existing storm drain infrastructure.  The project will not result in increased
impacts on schools, police, or fire protection.

5. Meets the definition and specific standards set forth elsewhere in this title for such particular 
use and meets the purpose statement of that district. 

Accessory structures incidental to the primary use are allowed in the SF1A zoning district.  The proposed 
location complies with required setbacks and the proposed height is in compliance with the maximum 
height of 32 feet.  The building will require a building permit and must comply with all City standards.

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

The accessory structure will not be detrimental to public health, safety, convenience, and welfare.  The 
structures are consistent with the SF1A zoning.  The shop will allow for vehicles, recreational vehicles, and 
other personal items to be stored inside a building instead of in the open.  

7. Will not result in material damage or prejudice to other property in the vicinity. 

The primary use of the subject site is a single-family residential use and the proposed shop will not change 
the land use, as it will be accessory to the single-family residential use.  The proposed accessory structure
will not result in material damage or prejudice to other property in the vicinity.  The structure will comply 
with the required setbacks and the height limitations.

Attachments:  Application (LU-2021-0182)
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STAFF REPORT FOR PLANNING COMMISSION MEETING OF JUNE 30, 2021

FILE NO:  LU-2021-0187          AGENDA ITEM:  13.B

STAFF CONTACT:  Lena Reseck, Assistant Planner

AGENDA TITLE:  For Possible Action: Discussion and possible action regarding a request for a Special 
Use Permit to allow a temporary tract sales office, model homes, parking area, and advertising signage on 
properties zoned Multi-Family Duplex (MFD) located at 1350, 1356, 1362, 1368, 1374, and 1380 Little 
Lane, APNs: 004-391-01, 004-391-02, 004-391-03, 004-391-04, 004-391-05, 004-391-06. (Lena Reseck, 
lreseck@carson.org)

Summary:  The applicant is requesting a Special Use Permit for a temporary tract sales office with conversion 
of the garage to an office in a model home at 1368 Little Lane (APN 004-391-03); the conversion of parcels 
1350, 1356, and 1362 Little Lane (APNs 004-391-06, 004-391-05, and 004-391-04) into model homes;
construction of a temporary parking area on  parcels at 1374 and 1380 Little Lane (APNs 004-391-02 and 
004-391-01); and temporary signage advertising the model homes and proposed homes in Little Lane 
Village.  Temporary tract sales offices are a conditional use in Multi-Family Duplex (MFD) zoning, per 
CCMC 18.04.100, requiring approval of a Special Use Permit.  The Planning Commission is authorized to 
approve a Special Use Permit.

PROPOSED MOTION: “I move to approve Special Use Permit LU-2021-0187, based on the findings and 
subject to the conditions of approval contained in the staff report.”

VICINITY MAP: 
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RECOMMENDED CONDITIONS OF APPROVAL:

1. The applicant must sign and return the Notice of Decision for conditions for approval within 10 days 
of receipt of notification.  If the Notice of Decision is not signed and returned within 10 days, then 
the item may be rescheduled for the next Planning Commission meeting for further consideration. 

2. All development shall be substantially in accordance with the development plans approved with this 
application, except as otherwise modified by these conditions of approval.  

3. All on and off-site improvements shall conform to City standards and requirements. 

4. The applicant shall meet all the conditions of approval and commence the use for which this permit 
is granted, within 12 months of the date of issuance of the Special Use Permit.  A single, one-year 
extension of time may be granted if requested in writing to the Planning Division 30 days prior to 
the one-year expiration date.  Should this permit not be initiated within one-year and no extension 
granted the permit shall become null and void.  

5. The applicant shall submit a copy of the Notice of Decision and conditions of approval with the 
Building Permit application.

6. All improvements must meet current parking and exterior accessibility standards.

7. Construction and placement of signs must not block sight distance for vehicles.

8. The maximum number of model homes is four, with two additional parcels being used for temporary 
parking.  The two lots being used for parking shall not be developed until the model homes use 
terminates. This parking will be removed and the parcels converted to a single family home lot with 
an appropriate home constructed on it when the model homes use terminates.  The model homes and 
sales office will also be transitioned to residential uses.  Advertising methods included in this review 
and approval must be removed in conjunction with the timing of the conversion of the model homes 
to residential uses. 

9. Hours of operation for the model homes and parking area shall be limited to 8:00am to 6:00pm daily.  

10. The maximum number and sizes of flags, banners and other advertising signage is limited to that 
shown in the submitted application package, with the exception of exempt signage as listed in 
Development Standards Division 4 Signs at 4.4.7 Exemptions.  Signage shall be removed upon sale 
of last lot.

LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), CCMC 18.04.100 Multi-Family 
Duplex (MFD), CCMC Development Standards Division 2 Parking and Division 4 Signs

MASTER PLAN DESIGNATION: High Density Residential (HDR)

PRESENT ZONING: Multi-Family Duplex (MFD)

KEY ISSUES: Will the proposed development of four model homes, a temporary tract sales office inside
the garage of one of the model homes, associated parking on two future residential parcels, as well as 
proposed signage to advertise Little Lane Village on these parcels, plus advertising signage on additional 
parcels be compatible with the surrounding neighborhood and be in keeping with the standards of the Carson 
City Municipal Code?  

SURROUNDING ZONING AND LAND USE INFORMATION:
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NORTH: Single Family 6,000 (SF6)
EAST: Retail Commercial (RC)  
WEST: Multi-Family Apartments (MFA)  
SOUTH: Mobile Home 6000 (MH6)  

ENVIRONMENTAL INFORMATION:
FLOOD ZONE: Zone AO (areas of minimal flooding)
EARTHQUAKE FAULT:  Beyond 500 feet
SLOPE/DRAINAGE: Slope is minimal

SITE DEVELOPMENT INFORMATION:
PARKING: Five spaces.  Temporary parking is proposed off-street on parcels separate from the model 
homes.  The parking area will eventually be removed and single-family residences will be placed on the site. 

DISCUSSION:  
The applicant is seeking to have a temporary tract sales office including 4 model homes with parking and 
signage.  

Per CCMC 18.01.100, a temporary tract sales office is a conditional use in the MFD zoning district, requiring 
approval of a Special Use Permit.  Per Development Standards Division 2.3.3, off-street parking may be 
authorized for the parcel in a location not farther than 300 feet from the building site upon the issuance of a 
special use permit.  The applicant proposes five temporary off-street parking spaces on two parcels which 
will eventually be used as residential home sites.  Per Development Standards Division 4.6.5, variations to 
the regulations and standards of Division 4.7 may only be permitted by Special Use Permit.  The applicant 
is proposing four 32 square foot signs 6 feet tall.

Per the provisions of 18.02.080, the Planning Commission has the authority to approve a Special Use Permit 
upon making each of the seven required findings in the affirmative.

PUBLIC COMMENTS: Public notices were mailed to 71 property owners within 400 feet of the subject 
site (minimum distance required 300 feet) on June 17, 2021. As of the writing of this report, no comments 
in support or opposition of the request have been received. Any comments that are received after this report 
is completed will be submitted to the Planning Commission prior to or at the meeting on June 30, 2021, 
depending on the date of submission of the comments to the Planning Division.

OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: The following comments 
were received by various city departments.  Recommendations have been incorporated into the 
recommended conditions of approval, where applicable.

Fire Department:  
Project must comply with the International Fire Code and Northern Nevada Fire Code amendments as 
adopted by Carson City.

Engineering Division:  
The Engineering Division has no preference or objection to the special use request provided that the 
following conditions are met:

 The project must meet all Carson City Development Standards and Standard Details including but 
not limited to the following:

o The parking lot must meet Carson City standard details C-5.5.1 through C-5.5.2.1. 
o An elevation certificate must be completed if the building is to be occupied prior to the 

LOMR being approved.
o Any irrigation lines must have vacuum breakers.
o Each parcel must have its own water meter/service for domestic and irrigation lines.  
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Domestic and irrigation lines cannot cross parcel boundaries unless easements are 
provided.

The Engineering Division has reviewed the application within our areas of purview relative to adopted 
standards and practices and to the provisions of CCMC 18.02.080, Conditional Uses.  The Engineering 
Division offers the following discussion:

C.C.M.C. 18.02.080 (5a) - Master Plan
The request is not in conflict with any Engineering Master Plans. 

C.C.M.C. 18.02.080 (5b) – Use, Peaceful Enjoyment, Economic Value, Compatibility
Development Engineering has no comment on this finding.

C.C.M.C. 18.02.080 (5c) - Traffic/Pedestrians
Local intersections: 

 The intersections that will be impacted are Oakmont Lane and Spartan Avenue, and Spartan 
Avenue and Little Lane.

 Oakmont Lane and Spartan Avenue are local streets while Little Lane is a minor collector.
Parking and internal circulation: 

 A parking lot is proposed to serve the sales office with 4 regular parking spots and 1 handicap 
parking spot.

C.C.M.C. 18.02.080 (5d) - Public Services
Sanitary Sewer: 

 The impact to the City Sewer will be negligible.    
Water: 

 The existing water main is 8-inch PVC to the south of the property.  A new fire hydrant has been 
installed to serve these parcels.

Storm Drain:
 The site is proposed to drain to the street.

C.C.M.C. 18.02.080 (5e) – Title 18 Standards
Development Engineering has no comment on this finding.

C.C.M.C. 18.02.080 (5f) – Public health, Safety, Convenience, and Welfare
The project meets engineering standards for health and safety.  
Earthquake faults: The closest fault is over 500 feet away. 
FEMA flood zones: The flood zone is Zone AO (depth 2 feet).  This flood zone is in the process of being 
moved by a LOMR map through FEMA due to flood improvements.  The building will be required to 
submit an elevation certificate if occupied prior to the LOMR approval.  
Site slope: The site is currently developed so the slope is minimal.
Soils and Groundwater: A geotechnical investigation was completed.  Groundwater was encountered at 7 
feet below the surface.  The geotechnical report included recommendations for the street structural section 
which were included in the subdivision site improvements.  

C.C.M.C. 18.02.080 (5g) – Material Damage or Prejudice to Other Property
Development Engineering has no comment on this finding.

C.C.M.C. 18.02.080 (5h) – Adequate Information
The plans and reports provided were adequate for this analysis.

FINDINGS: Staff's recommendation is based upon the findings as required by CCMC Section 18.02.080 
(Special Use Permits) enumerated below and substantiated in the public record for the project.
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1. Will be consistent with the objectives of the Master Plan elements.

The Master Plan land use designation of the subject property is High Density Residential.    High Density 
Residential designation is intended to provide opportunities for higher density neighborhoods including 
single-family detached housing.    Goal 6.2a Neighborhood Compatibility - Infill projects should be 
compatible with the established scale and character of surrounding development.  The subdivision has been 
approved with appropriate review of the proposed development of the sites, including surrounding property 
setbacks, lot coverage and connectivity to surrounding development.  The special use permit is limited to 
the proposed model homes, the temporary tract sales office, and associated parking and signage will be 
converted to single family dwellings when the model homes are sold.

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.  

The proposed model homes are to be located at the entrance to the subdivision, adjacent to Spartan Avenue, 
which will mitigate impacts to surrounding properties, as traffic will be concentrated at the entrance to the 
subdivision.  This location will include the proposed temporary tract sales office, parking, and signage. The 
development of these six parcels with three model homes, a temporary tract sales office and a parking area
will only have a minor impact on the surrounding properties as these models will located on only six of the 
parcels within the subdivision.   Traffic will be directed to this area at the entrance to the subdivision, where 
prospective customers will be able to look at the model homes on display.  The model homes will provide 
the means of advertising this subdivision to prospective customers.  The proposed model homes, temporary 
tract sales office, and signage are an appropriate method to advertise this development to allow it to be 
successful.  Signage will be removed upon sale of last lot and model homes, tract sales office, and parking 
will be converted to single family homes.  

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

Creation of five off-street parking spaces on two residential parcels in support of the model homes and 
temporary tract sales office is proposed. The location of the model homes will be at the entrance to the 
proposed subdivision, adjacent to Center Drive.  Traffic impacts to the surrounding properties will be limited, 
as traffic will be directed by the proposed signage to a specific area near the entrance to the subdivision to 
view these model homes.  

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. 

The availability of appropriate utilities, schools, police and fire protection, public roads, storm drainage and 
other public improvements were reviewed in conjunction with the approval of the subdivision in this area. 
This request is to allow methods to enhance the sales of the home lots for this approved subdivision to 
prospective buyers, by directing them to this location by way of signage to view the model homes on display 
and to conduct business and discuss options in an on-site sales office.  The development of the area as a 
subdivision has already been approved.  

5. Meets the definition and specific standards set forth elsewhere in this Title for such particular 
use and meets the purpose statement of that district. 
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With the approval of this Special Use Permit and recommended conditions of approval, the request will meet 
the applicable definitions and specific standards found in the code.  The purpose of the Multi-Family Duplex 
(MFD) zoning district is to provide for the development of single family detached dwellings in a suburban 
setting.  

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

The proposed development of the sites with the temporary development of four model homes, off-street
parking on separate parcels, and signage is not anticipated to be detrimental to the public health, safety 
convenience and welfare. Proposed placement of the temporary tract sales office, model homes, parking, 
and signage is located at the entrance to the subdivision, where the advertising for the proposed homes will 
be concentrated. At the conclusion of the temporary tract sales office and model homes, the homes will be 
available for sale and the temporary use will terminate. The subdivision has been approved to allow for 
development of these sites as dwellings. 

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

This request is to allow the temporary use of four of the residential home lots in this subdivision to allow for 
advertising regarding products (homes) available as the subdivision is sold. The placement of this temporary 
use near the entrance to the subdivision, with off-street parking, will mitigate the impact to the surrounding 
properties, as traffic directed to one location near the entrance to the subdivision.  

Attachments:  
Application (LU-2021-0187)
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Little Lane in Carson City

Sign Ordinance Application for Permits

a. Name, address and telephone numbers of the owner of the property:

Little Lane LLC, 9460 Double R Blvd., Suite 103, Reno, NV 89521, T: 775-297-4822

b. Name, address and telephone numbers of the applicant (owner of sign):

Tedra Flowers, T: 775-297-4822

c. Name, address and telephone numbers of sign contractor if required:

Traffic Builders, 4200 Rewana Way #502, Reno 89502, Office 775-827-6200

d. Location of building, structure and lot to which or upon which the sign or other advertising structure is 
to be attached or erected, and the lineal frontage of the building or suite which faces the street or 
parking area, as applicable:

Little Lane and S. Saliman Road, Carson City, NV 89701

e. Three (3) copies of plans showing: 

(1) Position of sign or other advertising structure in relation to adjacent buildings or structures. 

See Map Exhibit

(2) The design and size, type of materials to be used, structural details and the calculations, colors 
proposed, and proposed location on the premises of such sign or sign structure. 

Sign face 4’ x 8’; Sign is installed 6’ from the ground; MDO material; See Sign Exhibit 

(3) An exhibit showing or describing the size and dimensions of all existing and proposed signs on the 
premises at the time of making such application:

See Sign Exhibit

f. An assessment of the valuation of the proposed sign(s) material and labor (installation). 

$4000
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Carson City Planning Division
108 E. Proctor Street

Carson City, Nevada 89701
(775) 887-2180 – Hearing Impaired: 711

planning@carson.org 
www.carson.org/planning

MEMORANDUM
Planning Commission Meeting of June 30, 2021

TO: Planning Commission Item 13.C

FROM: Hope Sullivan, AICP
Community Development Director

DATE: June 9, 2021

SUBJECT: U-93/94-67 For Possible Action: Discussion and possible action regarding a 
request for an investigation by the Community Development Director of Special Use Permit 
U-93/94-67 for Empire Ranch Golf Course located in the Agriculture (A) zoning district at 
1875 Fair Way, APN 010-581-15

SUMMARY: Special Use Permit U-93/94-67 for Empire Ranch golf course was approved on June 
24, 1994.  Consistent with CCMC 18.02.095, this item is placed on the meeting agenda to allow 
the Commission the opportunity to request that the Director investigate Empire Ranch Golf 
Course’s special use permit to determine whether grounds for revocation or reexamination of the 
special use permit exists.  

Recommended motion:
“I move to request the Director to investigate Special Use Permit U-93/94-67.”

Background
On June 28, 1994, Special Use Permit U-93/94-67, the Special Use Permit for Empire Ranch Golf 
Course was approved subject to conditions.

On March 22, 2021, a Stop Work notice was issued for grading without a permit.

On April 22, 2021, a second Stop Work notice was issued for grading without a permit and while 
there is a Stop Work notice in place.

On April 22, 2021, the applicant for the flat fields applied for a grading permit.

On April 28, 2021, the application for grading was deemed deficient.

On April 28, 2021, the Planning Commission considered a request for a modification to the Special 
Use Permit to allow for play fields.  At the request of the applicant, the matter was continued to a 
date uncertain to provide the applicant with the opportunity to supplement the application.  

Since the April 28, 2021 meeting, City staff has received numerous phone calls and emails from 
area residents advising that the flat fields area under construction.  The residents have submitted 
photographs and videos of the work occurring.
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Since the April 28, 2021 meeting, City staff has visited the site and observed machinery and 
stockpiling of dirt.

No additional information has been provided relative to the grading application or relative to the 
application to modify the special use permit to allow for flat fields.

CCMC 18.02.095 allows for the commission, upon its own motion or upon information presented 
by the director, to request that the director investigate the conduct of any applicant to determine 
whether grounds for revocation or reexamination of any special use permit exists.

After an investigation, if the commission determines that a ground for revocation or reexamination 
of a special use permit exists, then the commission shall direct staff to issue and serve the 
applicant with an order to show cause why the special use permit should not be revoked or 
reexamined.
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