
Agenda Item No: 22.B

STAFF REPORT

Report To: Board of Supervisors Meeting Date: December 16, 2021

Staff Contact: Darren Schulz, Public Works Director

Agenda Title: For Possible Action: Discussion and possible action regarding a proposed resolution
concerning an application under Nevada Revised Statutes (“NRS”) 244.287 for the
conveyance, without consideration, of approximately 2.91 acres of undeveloped land at the
western end of Assessor’s Parcel Number (“APN”) 010-037-04 (“Property”), more
commonly known as 3410 Butti Way, which is owned by Carson City, to Oikos
Development Corporation (“Oikos”), a tax-exempt 501(c)(3) organization, for the
development of an affordable housing project. (Dan Stucky, DStucky@carson.org and
Robert Nellis, RNellis@carson.org).

Staff Summary:  On January 17, 2019, the Board of Supervisors ("Board") directed staff to
initiate diligence on conveying a portion of APN 010-037-04 to a qualified developer for
development of affordable/workforce housing. Since that time, the Board selected
PalaSeek LLP (“PalaSeek”) for the negotiation of a development agreement; PalaSeek
added Oikos and Sierra Flats Senior LP (“Sierra Flats”) to its development team; that team
has secured a significant amount of affordable housing tax credits for an affordable
housing project on the Property; and at the Board’s November 18, 2021 meeting, they
presented a proposed development agreement, along with an application to the Board for
conveyance of the Property under NRS 244.287 to Oikos. 

Agenda Action: Resolution Time Requested: 15 minutes

Proposed  Motion
I move to adopt Resolution No. 2021-R-__________.

Board's Strategic Goal
Economic Development

Previous Action
January 17, 2019- The Board directed staff to initiate due diligence to determine whether to convey the western
6.31 acres of APN 010-037-04 under NRS Chapter 244 for development of affordable/workforce housing and
prepare a proposed Request for Proposals (“RFP”) to allow the Board to seek proposals from qualified
developers through a competitive process.

September 5, 2019- The Board reviewed and discussed the draft RFP and directed staff to publish the RFP in
order to seek proposals from qualified developers through a competitive process. 

December 5, 2019- The Board held a public hearing on the RFP and the selection of a developer for the
Property, and approved a motion selecting PalaSeek to work with the City to pursue a development agreement
for PalaSeek’s proposed project.
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April 15, 2021- The Board approved an Exclusive Negotiating Rights Agreement wherein Carson City and
PalaSeek agreed that until January 1, 2022, they will pursue a development agreement wherein PalaSeek will
develop affordable housing on the western 6.31 acres of APN 010-037-04.

November 4, 2021- The Board reviewed and provided direction to staff on a rough draft for a development
agreement between Carson City and PalaSeek LLP, Oikos, and Sierra Flats for development of the affordable
housing project on the Property.

November 18, 2021- The Board introduced, on first reading, a proposed ordinance approving the development
agreement between Carson City and PalaSeek, Oikos, and Sierra Flats for development of the affordable
housing project on the Property. Additionally, the Board recognized Oikos’ application for conveyance of the
Property under NRS 244.287 and directed staff to perform the noticing and other diligence required by that
statute.

Background/Issues & Analysis
Pursuant to the 1959 Statutes of Nevada, Chapter 504, on September 12, 1960, the State donated
approximately 127.7 acres of property along Butti Way to Carson City.  Since this time, the property has been
developed to house several City departments and facilities including the Public Works Department and
Corporate Yard, the Parks Department, the Nevada Humane Society and the Water Resource Reclamation
Facility. Within that 127.7 acres acquired by the City is 7.81 acres of real property at 3410 Butti Way (APN
010-037-04). The City has designated the western-most 6.31 acres of the 7.81 acres making up APN
010-037-04 for the development of an affordable housing project. The remaining 1.5 acres making up the
eastern-most portion of APN 010-037-04 is being reserved for future use by the City. The City does not have a
present need to retain the 6.31 acres for public use and identified it as a feasible location for
affordable/workforce housing.  

Since the Board directed staff to pursue a development agreement with PalaSeek for an affordable housing
project, that project has been awarded $1,250,000 in annual low-income housing tax credits, $900,000 in
National Housing Trust Funds, and $1,750,000 in federal HOME funds from the Nevada Housing Division.
Additionally, PalaSeek has partnered with Oikos, a tax exempt 501(c)(3) specializing in public housing
development, and together they formed Sierra Flats to pursue Phase 1 of an affordable housing development
on the Property with 40 units for seniors and 40 units for families.  

Today, the Board will also consider the second reading of a development agreement between the City and
PalaSeek, Oikos, and Sierra Flats for construction of Phase 1 for an affordable housing project to be built on the
Property. As described in the development agreement, prior to conveyance of the Property to Oikos, the
development agreement must be executed and the parcel map for the Property must be recorded clearly
delineating the portion of APN 010-037-04 subject to the development agreement and the related conveyance of
the Property, which sits on the westernmost 2.91 acres of APN 010-037-04. 

At its November 18, 2021 meeting, the Board directed City staff to perform the requisite noticing and diligence to
convey the Property to Oikos, an I.R.S. tax-exempt 501(c)(3), without fee, for the development of an affordable
housing project on the Property under NRS 244.287. It was previously anticipated that the City would convey the
land to the Developer for a nominal charge of $10,000 plus the cost of any transfer taxes. However, after further
review of NRS 244.287, which is the preferred method of conveyance to a non-profit, it was determined no
consideration may be made. The Developer will be responsible to pay all transfer costs.

Substantively, NRS 244.287 allows the Board to convey City land, without consideration, under specific
circumstances that staff believes are met by Oikos’ application:

1. The City must have purchased the land or received it by donation. 
Here, the State donated the land to the City in 1960, as required by 1959 Statutes of Nevada, Chapter 504.
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2. The City may convey to a tax-exempt 501(c)(3) organization that applies to receive the property. 
Here, Oikos is a tax-exempt 501(c)(3) and has applied to receive the Property.

3. The Board must be satisfied that the organization, or its assignee, will use the property to develop
affordable housing. 
The Board must make this finding at the public hearing on Oikos’ application. The proposed resolution,
2021-R-_____, for this matter includes this finding.

4. Conveying the property to the non-profit organization to develop affordable housing will not violate any
gift condition. 
There are no relevant restrictions on the City’s use of the land conveyed by the State in 1960.

5. The Board must enter into an agreement wherein the non-profit, or its assignee, is bound to use the
property for affordable housing for at least 50 years. 
If the Board approves the development agreement on second reading, the Property will be conveyed subject to
a restrictive covenant requiring that the Property be used as affordable housing for 51 years. 

NRS 244.287 also requires Carson City to fulfill certain procedural requirements before it can convey property
without consideration for affordable housing. Staff has fulfilled the procedural requirements as follows:

1. The City must hold a public hearing on the application for conveyance. The Board’s meeting today
(December 16, 2021) is the requisite public hearing.

2. For a December 16, 2021 public hearing, the City must, no later than December 5, 2021:

a. Publish notice of the public hearing at least once in a newspaper of general circulation. Notice was
published December 1, 2021 and December 4, 2021 in the Nevada Appeal.

b. Mail notice of the public hearing to the owners of record for real property within 300 feet of the Property.
Staff dispatched mailed notices November 30, 2021.

c. Post notice of the public hearing on a conspicuous location on the property. Staff posted large signage
with notice of the public hearing at two locations on the Property on December 1, 2021.

3. Though not required, City staff also posted notice of the public hearing at the City’s Community
Development Office, Community Center, Library, Courthouse, and website on or before December 1, 2021.

If the Board adopts the development agreement on second reading, and it determines that all substantive and
procedural prerequisites are met here, it may adopt Resolution No. 2021-R-____ and convey the Property to
Oikos without consideration. 

Applicable Statute, Code, Policy, Rule or Regulation
NRS 244.287

Financial Information
Is there a fiscal impact? No

If yes, account name/number: N/A

Is it currently budgeted? No

Explanation of Fiscal Impact: N/A
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Alternatives
Provide alternative direction to staff regarding any conveyance of the Property.

Attachments:
1_Resolution.pdf

2_Property Legal Description and Exhibit.pdf

3_Application for Conveyance from Oikos Development Corporation (ODC).pdf

4_Original 1960 Deed from State to Carson City.pdf

5_Proof of Publication.pdf

6_Proof of Mailing.pdf

7_Proof of Public Noticing Sign at Site.pdf

8_Proof of Noticing.pdf

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

2) ________________ _________
_________
_________
_________
_________

_________________________________
(Vote Recorded By)
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RESOLUTION NO. 2021-R-__________ 
 
 
 

A RESOLUTION REGARDING THE CONVEYANCE, WITHOUT 
CONSIDERATION, OF 2.91 ACRES WITHIN APN 010-037-04 TO 
OIKOS DEVELOPMENT CORPORATION UNDER NRS 244.287 
FOR THE DEVELOPMENT OF AFFORDABLE HOUSING 

WHEREAS, NRS 244.287 allows Carson City’s Board of Supervisors (“Board”) to convey 
City-owned land without consideration to a non-profit organization if the nonprofit organization 
demonstrates to the Board’s satisfaction that it, or its assignee, will use the land to develop affordable 
housing;  

WHEREAS, Carson City acquired 127.7 acres of land by donation from the State of Nevada 
through Chapter 503 of the 1959 Statutes of Nevada and a deed dated September 12, 1960 and recorded 
with the Ormsby County Recorder on September 13, 1960 as Document No. 34996 at Book 89, Page 
158 (“1960 Deed”); 

WHEREAS, through the 1960 Deed, Carson City now owns 7.81 acres of land that is designated 
as APN 010-037-04, including the westernmost 2.91 acres of APN 010-037-04, which is described and 
shown in Exhibit A and A-1 (“Land”); 

WHEREAS, on November 18, 2021 the Board introduced Bill No. 115 on first reading, which is 
an ordinance to approve a development agreement between Carson City and PalaSeek LLP, Oikos 
Development Corporation (“Oikos”), and Sierra Flats Senior LP for the conveyance of the Land to Oikos 
and the development of an affordable housing project on the Land (“Development Agreement”); 

WHEREAS, the Development Agreement requires that any conveyance to Oikos be subject to 
a Restrictive Covenant requiring, among other things, that the Land be used for affordable housing for 
a period of at least 51 years; 

WHEREAS, on November 18, 2021 the Board also reviewed an application for Carson City to 
convey the Land to Oikos under NRS 244.287 for the development of an affordable housing project;  

WHEREAS, Oikos is a tax-exempt non-profit organization under 26 U.S.C. § 501(c)(3);  

WHEREAS, conveying to Oikos under NRS 244.287 does not violate any condition from the 
1960 Deed;  

WHEREAS, Carson City provided notice that a public hearing would be held on December 16, 
2021 on the issue of Oikos’ application by:  

1. Publishing notice in the Nevada Appeal on December 1, 2021 and December 4, 2021; 
 

2. Dispatching notice on November 30, 2021 via U.S. mail to all owners of record of real 
property within 300 feet of the Land; 

 
3. Posting notice on two large signs, visible from the street, on the Land on December 1, 2021; 

and 
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4. Posting notice on the City’s website and at the City’s Community Development Office, City 
Hall, Community Center, Library, and Courthouse, on or before December 1, 2021;  

WHEREAS, at its December 16, 2021 meeting, the Board voted to adopt Bill No. 115 on second 
reading, thereby approving the Development Agreement; and 

WHEREAS, the Board is satisfied that Oikos, or its assignee, will use the Land to develop 
affordable housing; 

NOW, THEREFORE, the Board hereby resolves that: 
 
1. It is in the best interest of Carson City and its residents that the Land be used to develop 

affordable housing; 
 

2. Oikos’ application under NRS 244.287 to receive the Land, without consideration, for the 
development of an affordable housing project is approved; and 

 
3. The Mayor is authorized to execute a deed conveying the Land to Oikos once conveyance is 

required by the terms of the Development Agreement. 
 

Upon motion by Supervisor ___________________________________, seconded by Supervisor 
___________________________________, the foregoing Resolution was passed and adopted this 16th 
day of December, 2021 by the following vote. 
 
 

VOTE: 
 
AYES:  __________________________________ 

__________________________________ 
__________________________________ 
__________________________________ 
__________________________________ 

NAYS: __________________________________ 
__________________________________ 

ABSENT: __________________________________ 
ABSTAIN: __________________________________ 

    
 
 
 

________________________________ 
LORI BAGWELL, Mayor 

 
ATTEST: 
 
 
__________________________________ 
AUBREY ROWLATT, Clerk-Recorder 
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PROJ. MGR.:

DRAWN BY:

DATE:

SCALE:

SHEET

TM

241 Ridge Street, Suite 400, Reno, NV 89501       ph:775.746.3500       fx:775.746.3520       manhard.com
Civil Engineers | Surveyors | Water Resource Engineers | Water & Waste Water Engineers
Construct ion Managers | Environmental Scient ists | Landscape Architects |  Planners

PROJECT CODE

EXHIBIT 

SIERRA FLATS
CARSON CITY, NEVADA

TO ACCOMPANY LEGAL DESCRIPTION

1
2

A-1
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OF

PROJ. MGR.:

DRAWN BY:

DATE:

SCALE:

SHEET

TM

241 Ridge Street, Suite 400, Reno, NV 89501       ph:775.746.3500       fx:775.746.3520       manhard.com
Civil Engineers | Surveyors | Water Resource Engineers | Water & Waste Water Engineers
Construct ion Managers | Environmental Scient ists | Landscape Architects |  Planners

PROJECT CODE

EXHIBIT 

SIERRA FLATS - A.P.N. 010-037-04
CARSON CITY, NEVADA

TO ACCOMPANY LEGAL DESCRIPTION

2
2

A-1

”
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Oikos Development Corporation 
1712 Main Street 

Suite 206 
Kansas City, MO 64108 

msnodgrass.odc@gmail.com 
 

 
 
November 10th, 2021 
 
 
Carson City Board of Supervisors: 
 

Re: Application for conveyance of 2.91 under NRS 244.287 for the development 
of affordable housing 

 
Oikos Development Corporation (ODC) is a not-for-profit 501c3 operating in multiple 
states, including Nevada.  Our mission is to provide quality, affordable housing in areas 
of the country where a need is present, which now includes most of the United States. 
 
Consistent with the proposed development agreement between Carson City and PalaSeek 
LLP, Oikos Development Corporation (“Oikos”), and Sierra Flats Senior LP, Oikos now 
applies for conveyance of the 2.91 acres described in Exhibit A & A-1 to this letter under 
NRS 244.287.  
  
Thank you for your consideration. 
 
Sincerely, 
 
 
 
Michael Snodgrass 
President/CEO 
Oikos Development Corporation 
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580 Mallory Way, Suite 200, Carson City, NV 
89701 PO Box 648, Carson City, NV 89702

(775) 881-1201 FAX: (775) 887-2408

Proof and Statement of Publication
AD #:

Customer Account #:

Legal Account

Matt Speers says:
That he is a legal clerk of the 
Nevada Appeal a newspaper published 
Wednesday and Saturday
 at Carson City, in the State of Nevada.

Copy Line

PO #:
AD #:
of which a copy is hereto attached, was published 
in said newspaper for the full required period of       
time(s) commencing on 
and ending on,
all days inclusive.

Signed:

Statement:

Date        Amount Credit Balance
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Carson City , NV October 26, 2021

 EXHIBIT B - Vicinity Map

Property Information

Property ID 01003704
Location 3410 BUTTI WY
Owner PROPERTY MANAGEMENT,CARSON CITY
Acres 7.81

MAP FOR REFERENCE ONLY 
NOT A LEGAL DOCUMENT

Carson City , NV makes no claims and no warranties,
expressed or implied, concerning the validity or accuracy of
the GIS data presented on this map.

Geometry updated 11/17/2018
Data updated 11/17/2018

1" = 517 ft
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DStucky
Callout
2.91 acres of  APN 010-037-04 requested to be conveyed for development of affordable housing

DStucky
Line

DStucky
Callout
7.81 acres of real property at 3410 Butti Way (APN 010-037-04) owned by Carson City
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PUBLIC NOTICE 
TITLE:  Conveyance of Carson City Property, Without Consideration, for the 
Development of Affordable Housing on 2.91 Acres of 3410 Butti Way (APN 010-
037-04) 
 
DESCRIPTION:  Carson City owns approximately 7.81 acres of real property at 
3410 Butti Way, APN 010-037-04. Carson City has received an application from 
Oikos Development Corporation (�Oikos�), a tax exempt 501(c)(3) organization, 
requesting that Carson City convey the westernmost 2.91 acres of APN 010-037-
04 to Oikos, without consideration, for the development of an affordable housing 
project on that 2.91 acres.  
 
Oikos will not be eligible to receive the 2.91 acres of Carson City land unless it 
demonstrates to the satisfaction of the Board of Supervisors that Oikos, or its 
assignee, will use the property to develop affordable housing. In addition, any 
conveyance shall be subject to an agreement requiring Oikos or its assignee to 
use the 2.91 acres of land to provide affordable housing for at least 50 years.  
 
Pursuant to Nevada Revised Statutes (�NRS�) 244.287, the Carson City Board of 
Supervisors must hold a public hearing before making a decision on Oikos� 
application.  
 
PUBLIC MEETING DATE, TIME, & LOCATION:  A decision on Oikos� application 
will be made by the Carson City Board of Supervisors during a public meeting on 
December 16, 2021, which begins at 8:30 am. That meeting will take place at the 
Carson City Community Center, Robert �Bob� Crowell Board Room, 851 East 
William Street, Carson City, NV 89701. Specifically, at that public hearing, the 
Board of Supervisors will decide whether to convey the westernmost 2.91 acres of 
APN 010-037-04 to Oikos to develop an affordable housing project, under NRS 
244.287. 
 
PUBLIC NOTICE DOCUMENTS:  Public noticing documents will be posted at the 
following locations in Carson City: Community Development (108 E Proctor St, 
Carson City, NV 89701), City Hall (201 N Carson St, Carson City, NV 89701), 
Community Center (851 E William St, Carson City, NV 89701), Library (900 N 
Roop St, Carson City, NV 89701), Courthouse (885 E Musser St #2007, Carson 
City, NV), and online at the Carson City website http://www.carson.org. 
 

CARSON CITY CONTACT: 

Public Works Department 
3505 Butti Way 
Carson City, NV 89701 
775-887-2355 
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NOTICE TO THE PUBLIC: 
 

Conveyance of Carson City Property, Without Consideration, for the Development of Affordable 
Housing 

2.91 Acres of 3410 Butti Way (APN 010-037-04) 
 
SUMMARY:  Carson City owns approximately 7.81 acres of real property at 3410 Butti Way, APN 010-037-
04. A legal description and a map exhibit for the westernmost 2.91 acres of APN 010-037-04 is attached as 
Exhibit A & A-1. A vicinity map is attached as Exhibit B. Carson City has received an application from Oikos 
Development Corporation (“Oikos”), a tax exempt 501(c)(3) organization, requesting that Carson City convey 
the westernmost 2.91 acres of APN 010-037-04 to Oikos, without consideration, for the development of an 
affordable housing project on that 2.91 acres. 
 
Oikos will not be eligible to receive the 2.91 acres of Carson City land unless it demonstrates to the 
satisfaction of the Board of Supervisors that Oikos, or its assignee, will use the property to develop affordable 
housing. In addition, any conveyance shall be subject to an agreement requiring Oikos or its assignee to use 
the 2.91 acres of land to provide affordable housing for at least 50 years.  
 
Pursuant to Nevada Revised Statutes (“NRS”) 244.287, the Carson City Board of Supervisors must hold a 
public hearing before making a decision on Oikos’ application.  
 
A DECISION ON OIKOS’ APPLICATION will be made by the Carson City Board of Supervisors during a 
public meeting on December 16, 2021, which begins at 8:30 am. That meeting will take place at the Carson 
City Community Center, Robert ‘Bob’ Crowell Board Room, 851 East William Street, Carson City, NV 89701. 
Specifically, at that public hearing, the Board of Supervisors will decide whether to convey the westernmost 
2.91 acres of APN 010-037-04 to Oikos to develop an affordable housing project, under NRS 244.287. 
 
PUBLIC NOTICE DOCUMENTS will be posted at the following locations in Carson City: Community 
Development (108 E Proctor St, Carson City, NV 89701), City Hall (201 N Carson St, Carson City, NV 
89701), Community Center (851 E William St, Carson City, NV 89701), Library (900 N Roop St, 
Carson City, NV 89701), Courthouse (885 E Musser St #2007, Carson City, NV), and online at the 
Carson City website http://www.carson.org. Those documents will include the vicinity map, as well as a 
legal description and a map exhibit for the westernmost 2.91 acres of APN 010-037-04. 
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Carson City , NV October 26, 2021

 EXHIBIT B - Vicinity Map

Property Information

Property ID 01003704
Location 3410 BUTTI WY
Owner PROPERTY MANAGEMENT,CARSON CITY
Acres 7.81

MAP FOR REFERENCE ONLY 
NOT A LEGAL DOCUMENT

Carson City , NV makes no claims and no warranties,
expressed or implied, concerning the validity or accuracy of
the GIS data presented on this map.

Geometry updated 11/17/2018
Data updated 11/17/2018

1" = 517 ft
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DStucky
Callout
2.91 acres of  APN 010-037-04 requested to be conveyed for development of affordable housing

DStucky
Line

DStucky
Callout
7.81 acres of real property at 3410 Butti Way (APN 010-037-04) owned by Carson City
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