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MEMORANDUM 
 Planning Commission meeting of December 19, 2012 ITEM G-3 
 
TO:  Planning Commission 
 
FROM: Lee Plemel, AICP, Planning Director 
 
DATE:  December 11, 2012 
 
SUBJECT: MPA-12-135 Master Plan Annual Report—Supplemental Information  
 
 
Recommended Motion: “I move to recommend to the Board of Supervisors acceptance of the 
Master Plan 2013 Action Plan, as provided by staff, for consideration in establishing City goals 
for 2013, with no recommended consideration of changes to the goals and policies of the 
Master Plan.”  
 
Discussion: 
The Planning Commission reviewed the Master Plan annual report on November 28, 2012, and 
continued the discussion to the December 19 meeting to give staff time to further evaluate 
current Master Plan goals and policies with other City management staff. Generally, the 
Planning Commission did not believe that a significant review of the current Master Plan was 
necessary. 
 
Planning staff discussed the potential need for a comprehensive review of the Master Plan with 
City management staff, including the City Manager. No specific issues or policies were identified 
as needing to be amended or reviewed. It was generally believed that the slower pace of 
development that has occurred since the adoption of the Master Plan will prolong the Plan, and 
that the Master Plan future vision, goals, and policies remain valid. Following is a summary of 
the points made by the Planning Commission and staff in support of not opening a 
comprehensive review of the Master Plan in its entirety: 
 
• The Planning Commission and staff believe the goals and policies of the Master Plan remain 

valid to provide for the desired future development patterns in Carson City.  
 
• The Master Plan was adopted in 2006 after nearly two years of public input. A 

comprehensive review and update of the Master Plan would require dedication of significant 
City resources, which could be directed towards other implementation projects.  

 
• The slow growth that has occurred since the adoption of the Master Plan extends the life of 

the Plan; i.e. the time in which “buildout” of the plan will be reached.  
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• Major reviews and updates of Master Plans generally occur every 10-15 years, when new 
growth patterns and trends make an existing plan outdated. The current Master Plan was 
adopted less than seven years ago.  

 
• There has been no pressure from property owners or others to change the Master Plan 

Land Use Map or to change other policies in the Master Plan, nor have specific conflicts with 
existing policies and desired policy direction been identified.  

 
Staff has identified one Master policy issue that should be discussed in more detail for a 
recommendation to the Board of Supervisors. Specifically, staff would like additional discussion 
and direction regarding the rezoning of properties in the vicinity of the V&T Railroad and the 
creation of new design standards for that area. These were identified as goals by the Board of 
Supervisors in 2012. Following are the two implementation initiatives associated with these 
goals with progress reports and staff recommendations. (These initiates are also identified and 
discussed in the attached Planning Commission staff report for November 28, 2012, under 
“Accomplishment of 2012 Initiatives.”)  
 
1. V&T SPA 1.2 – Re-zone the private properties along Highway 50 East in the vicinity of 
the V&T Railroad alignment from General Industrial to a commercial designation consistent with 
the Master Plan Land Use Map. 

o Responsible Departments: Planning 
 
Progress Report: Planning staff has inventoried existing zoning and uses within the V&T SPA 
(Specific Plan Area), finding a mix of existing industrial/storage uses and vacant properties. If 
the area were rezoned to a commercial designation (e.g. General Commercial), a number of 
existing uses would become non-conforming. Staff delayed any further action towards rezoning 
this area pending discussions during this annual review regarding whether or not the goals and 
policies of the current Master Plan will be re-examined. With limited development occurring at 
this time, in general, and lack of water and sewer infrastructure serving the parcels in the 
Highway 50 East/Flint Drive area, there is not a significant, immediate threat of large-scale 
incompatible development occurring in this area in the near future.  
 
However, water and sewer could be extended to serve a large-scale development project in this 
area. If the property zoning remains General Industrial, it is possible that a large industrial use 
could be constructed in the area.  
 
Staff Recommendation: Initiate the process to rezone certain properties along the existing V&T 
Railroad from General Industrial (GI) to General Commercial (GC) to prevent incompatible 
industrial uses from developing adjacent to the V&T Railroad and along the Highway 50 East 
gateway corridor and potential future V&T Depot site.  
 
2. V&T SPA 1.1, 5.4a – Develop and adopt specific design standards for development 
within the V&T SPA (Specific Plan Area) to protect the scenic quality of the V&T route.  

o Responsible Departments: Planning 
 
Progress Report: This initiative has not been started pending the recommendations from this 
annual Master Plan review. Almost all existing development within the V&T SPA predates the 
existing Development Standards in the Carson City Municipal Code. Staff believes the existing 
Development Standards are adequate—at least in the short-term—to address compatibility with 
potential future V&T Railroad uses. When the Master Plan was adopted, it was planned to bring 
the V&T Railroad down to the Drako Way vicinity. Since then, these plans have been delayed 
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and there are currently no plans or funding to complete the Railroad to that location within the 
next few years.  
 
Staff Recommendation: Staff recommends delaying implementation of new design standards 
pending approval of plans for the development of a V&T Depot site.  
 
The attached 2013 Action Plan has been updated to reflect staff’s recommendations as noted 
above. Refer to the attached Planning Commission staff report dated November 28, 2012, for 
more information regarding the Master Plan annual report. Contact Lee Plemel in the Planning 
Division at 283-7075 or lplemel@carson.org if you have any questions.  
 
 
Attachments: 
 1) V&T Specific Plan Area Existing Zoning map 
 2)  V&T Specific Plan Area Potential Zone Change map 
 3)  November 28, 2012, Planning Commission staff report & Action Plan 

mailto:lplemel@carson.org






STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF NOVEMBER 28, 2012 
 
FILE NO: MPA-12-135 AGENDA ITEM:  G-9 
 
STAFF AUTHOR:  Lee Plemel, AICP, Planning Director 
 
REQUEST:  Review of the Annual Master Plan report and action to make recommendations to 
the Board of Supervisors regarding the implementation of the Carson City Master Plan. 
 
RECOMMENDED MOTION:  “I move to recommend to the Board of Supervisors approval 
of the Master Plan Action Plan priorities identified in the 2013 Action Plan as provided by 
staff for consideration in establishing City and staff goals for 2013, with no 
recommended changes to goals and policies of the Master Plan.”   
 
ALTERNATIVES 
1. Modify the staff recommendations in the Action Plan or provide other recommended 

modifications or actions related to the Master Plan to the Board of Supervisors. 
 
2. Identify goals and policies within the Master Plan for which the Planning Commission would 

like to have additional information or further discussion, and continue the annual review to 
the December 19 Planning Commission meeting to have more detailed discussion regarding 
those items.  

 
BACKGROUND 
The purpose of this item is to:  
 
1. Update the Planning Commission on Master Plan implementation activities;  
 
2. Review and make recommendations to the Board of Supervisors on the Master Plan 

2013 Action Plan and other Master Plan-related matters; and  
 
3. Review the Master Plan goals and objectives to make a recommendation to the Board of 

Supervisors regarding the adequacy and/or applicability of the current policies and goals 
to determine if a new process is warranted to solicit additional public input on the Plan.  

 
NRS 278.190(1) states: 

1.  The [planning] commission shall endeavor to promote public interest in and 
understanding of the master plan and of official plans and regulations relating 
thereto. As a means of furthering the purpose of a master plan, the commission 
shall annually make recommendations to the [Board of Supervisors]. 

 
The purpose of reviewing the Master Plan at this time of the year is for the Commission to make 
recommendations to the Board of Supervisors prior to setting City goals and priorities for the 
next calendar year. The Board of Supervisors typically establishes City and staff goals early in 
each calendar year. There will be two new Supervisors on the Board beginning in January 2013. 
Staff anticipates bringing the annual Master Plan report and recommendations from the 
Planning Commission to the Board of Supervisors in January or February.  
 
In addition to the annual review of the Action Plan strategies, staff is requesting that the 
Planning Commission take a more detailed review of the goals and policies of the Master Plan 
document for discussion. Over the last several months, various issues have been discussed by 
the Board of Supervisors that have resulted in comments from some Supervisors that perhaps 
the goals and policies of the Master Plan should be re-examined to see if they are still 
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applicable given the economic conditions and development conditions that the City has 
encountered since the original adoption of the Master Plan in 2006.  
 
The Table of Contents from the 2006 Master Plan is attached to this report to provide a general 
overview of the broad “Guiding Principles” and goals of the Plan. The complete Master Plan 
document is not included in this packet due to its size. However, the Planning Commission is 
encouraged to review their copies of the plan or go to the Master Plan documents web page at 
the following link to review the complete goals and strategies: www.carson.org/masterplandocs. 
A copy can be obtained from the Planning Division upon request.  
 
Staff requests that the Planning Commission review the information provided in this report and 
make recommendations to the Board of Supervisors, as the Commission finds applicable.  
 
ACTION PLAN ACCOMPLISHMENTS AND RECOMMENDATIONS 
The Carson City Master Plan, adopted in April 2006, included an Action Plan chapter detailing 
specific actions necessary or desired to implement the goals and policies of the Plan. It includes 
the primary city department responsible for each specific action and the priority of the action 
established with the adoption of the Master Plan. (Note that current Board of Supervisors 
priorities may be different than those established in 2006; the priority ratings are merely 
intended to show how the action strategies were originally prioritized.) Attachment B is the 2013 
Action Plan modified for this annual review.  
 
The Action Plan matrix also includes some of the accomplishments towards the implementation 
measures as provided by the Planning, Engineering, Building, Public Works, Transportation, 
Water, Office of Business Development, and Parks and Recreation Departments/Divisions. 
These actions and accomplishments are not all inclusive of the activities related to Master Plan 
implementation but are intended to show a sampling of some of the coordinated efforts that are 
occurring or are planned.  
 
Accomplishment of 2012 Initiatives: 
 
The following action items were identified for implementation by Planning Division staff by the 
Board of Supervisors as priority initiatives for 2012. A progress report and discussion on the 
status of each item is included, along with the related Master Plan Policy number. Additional 
accomplishments and progress towards action plan strategies are identified in Attachment B, 
titled “Action Plan 2013.”  
 
1. V&T SPA 1.2 – Re-zone the private properties along Highway 50 East in the vicinity of 

the V&T Railroad alignment from General Industrial to a commercial designation 
consistent with the Master Plan Land Use Map. 
o Responsible Departments: Planning 

 
Progress Report: Planning staff has inventoried existing zoning and uses within the V&T SPA 
(Specific Plan Area), finding a mix of existing industrial/storage uses and vacant properties. If 
the area were rezoned to a commercial designation (e.g. General Commercial), a number of 
existing uses would become non-conforming. Staff delayed any further action towards rezoning 
this area pending discussions during this annual review regarding whether or not the goals and 
policies of the current Master Plan will be re-examined. With limited development occurring at 
this time, in general, and lack of water and sewer infrastructure serving the parcels in the 
Highway 50 East/Flint Drive area, there is not a significant, immediate threat of incompatible 
development occurring in this area in the near future.  
 

http://www.carson.org/masterplandocs
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2. V&T SPA 1.1, 5.4a – Develop and adopt specific design standards for development 
within the V&T SPA (Specific Plan Area) to protect the scenic quality of the V&T route.  
o Responsible Departments: Planning 

 
Progress Report: This initiative has not been started pending the recommendations from this 
annual Master Plan review. Almost all existing development within the V&T SPA predates the 
existing Development Standards in the Carson City Municipal Code. Staff believes the existing 
Development Standards are adequate—at least in the short-term—to address compatibility with 
potential future V&T Railroad uses. When the Master Plan was adopted, it was planned to bring 
the V&T Railroad down to the Drako Way vicinity. Since then, these plans have been delayed 
and there are currently no plans or funding to complete the Railroad to that location within the 
next few years.  
 
3. 10.1c – Map historic properties and market the City’s historic resources. (Continue to 

maintain an inventory of historic properties with the City; map subject properties in GIS 
to better manage the inventory.) 
o Responsible Department: Planning  

 
Progress Report: Various historic properties and tours—such as the “Blue Line” tour—have 
been mapped and are linked to the Carson City website. Staff will work with the Carson City 
Convention and Visitors Bureau to link this information with their website.  
 
4. 9.2e – Affordable housing – Explore the possibility of a motel property to renovate for 

housing at mixed-income levels that would also include transitional housing.  
o Responsible Department: Planning, Health and Human Services 

 
Progress Report: This initiative has been explored and determined to be infeasible at this time. 
Constraints include a lack of funding to purchase privately-owned hotel properties to convert, 
lack of market demand for property owners to pursue such conversions, and zoning and 
building code issues in converting motels to multi-family residential facilities. City staff will 
continue to identify opportunities to address transitional housing needs, i.e. interim housing for 
persons or families transitioning from temporary housing to permanent housing.  
 
5. 9.2c, 9.3a – Housing rehabilitation – Explore setting aside a percentage of Community 

Development Block Grant funding for housing projects that can be used for refurbishing 
existing homes.  
o Responsible Department: Planning 

 
Progress Report: This initiative is in progress. The next CDBG application cycle begins in 
January 2013. Planning Division (CDBG) staff will work with HUD to prepare an application to 
set aside some CDBG funding to use for housing rehabilitation for low- to moderate-income 
families.  
 
6. 5.1d, h – Develop a plan for encouraging growth in identified economic sectors. 

o Responsible Department: Office of Business Development 
 
Progress Report: The City has been participating in regional economic development efforts 
rather than developing another independent plan. An economic study for the State was 
completed and identifies seven key sectors for Nevada’s economy. The City has been 
participating with the WNDD (Western Nevada Development District), NNDA (Northern Nevada 
Development Authority) and USDA in a “Stronger Economies Together” program to 
development an economic development strategy for the region. This strategy is anticipated to 
be completed in the next few months. In addition, a Business Resource Innovation Center 
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manager has been trained and is acting as a NSBDC (Nevada Small Business Development 
Center) Counselor and has been working with clients in Carson City who want to start new 
businesses or grow existing businesses. Staff will continue to participate in local and regional 
efforts to target economic sectors to promote in Carson City.  
 
9. 5.9a – Redevelopment Area Assistance – Develop a new RACC (Redevelopment 

Authority Citizens Committee) with revised membership requirements, including 
members from Redevelopment Area #2 (South Carson Street area), and revised bylaws. 
o Responsible Department: Office of Business Development 

 
Progress Report: This initiative was completed in 2012.  
 
10. 5.9a – Redevelopment Area Assistance – Develop Redevelopment policies for allocating 

special event funding based upon the recommendations of the Redevelopment Authority 
Citizens Committee. 
o Responsible Department: Office of Business Development 

 
Progress Report: This initiative was completed in 2012. Staff will continue to work with the 
Redevelopment Authority to refine the process.  
 
11. 5.9a – Redevelopment Area Assistance – Facilitate Development of revised objectives 

for Redevelopment Area #2 (South Carson Street area) from the newly created RACC. 
o Responsible Department: Office of Business Development 

 
Progress Report: An amended Redevelopment Area #2 plan is scheduled to go to the Board of 
Supervisors for adoption in December after two public meetings with the Redevelopment 
Authority Citizens Committee were conducted in 2012.   
 
Recommendations for 2013: 
 
It is recommended to continue to work on the uncompleted action items above.  
 
MASTER PLAN AMENDMENTS 
The only Master Plan Amendments submitted in 2012 are those that are being reviewed by the 
Planning Commission at the November meeting. These applications were all submitted by City 
staff and all address either property that was conveyed between the City and Federal agencies, 
property that was conveyed from private property to the Carson City Open Space program, or 
property owned by NDOT and affected by the construction of the Freeway (i.e. at Arrowhead 
Drive). The amendments are generally intended to correct the Land Use Map to appropriately 
designate the properties based upon their applicable public ownership.  
 
Staff believes that these amendments and past amendments are relatively minor in the overall 
Land Use Plan and do not represent an indication that broader Master Plan Land Use Map 
updates or changes need to be explored at this time.  
 
LAND USE MAPPING CORRECTIONS 
There was no Master Plan Land Use mapping errors identified in 2012.  
 
GROWTH TRENDS AND SUPPLEMENTAL INFORMATION 
The annual Master Plan report is an opportunity to provide information related to growth and 
development trends in Carson City and other information that may be useful in long-range 
planning strategies. This information may also help identify issues that should be addressed in 
future planning programs.  



Planning Commission – November 28, 2012 
Master Plan Annual Report 

Page 5 of 10 
 

 
Below is a chart showing the total number of new residential building permits by the type of 
housing unit. 
 

Total GM Allocations Issued by Type
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Source: Carson City Building Division 
* Through November 15, 2012 
SFH = Single-family detached residence  DUP = Duplex (two attached units, one ownership) 
SFA = Single-family attached residence   MF = Multi-family dwelling (3 or more units, one owner) 
MH = Mobile Home             Conv = Conversion from private well to City water system 
 
As expected with current housing market issues, the issuance of residential permits has slowed 
significantly since 2006. There are approximately 1,250 approved single-family detached 
residential lots potentially available for future construction in existing and approved subdivisions. 
It is anticipated that this inventory will decline in upcoming years as tentative subdivision map 
approvals expire and as the housing construction market is expected to remain relatively flat for 
at least the next couple of years, minimizing the likelihood of new subdivisions.  
 
City staff uses population projections to coordinate other long-range plans such as the 
Transportation Master Plan, and Water Plan, and Wastewater Reuse Plan. Below is a chart 
showing the latest State Demographer projections as well as the projection the City will use in 
evaluating long-range plans.  
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Carson City Population Projections
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Source: Nevada State Demographer; Carson City Public Works, Planning Division (City projection) 
 
Note that the Nevada State Demographer’s 2012 projection anticipates a slight decline in 
population for the next few years before slowly trending upward. The demographer’s projections 
are largely based upon economic model projections. However, City staff is recommending a 
more conservative approach to long-range planning in estimating no significant growth for the 
next few years then increasing to a more historic growth pattern of approximately 0.8-1.0 
percent.   
 
It is not anticipated that Carson City will reach its Master Plan buildout population of 75,000-
80,000 for another 40-50 years, though growth trends will continue to be monitored. The City is 
approximately 8,000 additional dwelling units away from reaching that buildout population.  
 



Planning Commission – November 28, 2012 
Master Plan Annual Report 

Page 7 of 10 
 

The following chart shows commercial building permit valuation history. Commercial permit 
valuation correlates to a slower pace of development as a result of economic conditions in 
recent years.   
 

Commercial Permit Value
(Through October 2012)
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Source: Carson City Building Division 
 
The following charts show a 12-year history of Planning application submittals, through October 
2012, including all Planning application types and applications that specifically go before the 
Planning Commission. Planning and zoning applications in recent years correlate to a slower 
pace of development as a result of economic conditions in recent years.  
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 Source: Carson City Planning Division 
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 Planning Commission Applications Submitted
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The chart below shows total assessed valuation of property in Carson City.  
 

Total Assessed Valuation
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Source: Carson City Assessor 
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REVIEW OF MASTER PLAN GOALS AND OBJECTIVES 
During the last year, members of the Board of Supervisors have asked staff to review the 
Master Plan with the Planning Commission to determine if the goals and policies of the Plan are 
still applicable and pertinent given the slowdown in growth and economic conditions since the 
adoption of the Master Plan in April 2006. It has been suggested that perhaps the City should 
seek additional input from the public to affirm or modify the existing Master Plan goals and 
policies. Planning staff offers the following for consideration in reviewing the existing Master 
Plan and in considering a re-evaluation of the Plan.  
 
As the data above shows, the 2006 Master Plan was adopted during a period of economic 
growth in Carson City. Implementation of the Land Use Plan requires private development to 
occur. Since 2006, relatively little development has occurred in implementation of the Plan, 
including a lack of new downtown development and other mixed-use projects. It is anticipate 
that the pace of development will remain relatively slow for at least the next couple of years.  
 
In addition, since 2006, a reduction of the availability of resources—both staff and money—has 
resulted in a slow pace of implementation of the Action Plan strategies. With the availability of 
limited resources, resources must be directed to priority activities. While progress on the Action 
Plan implement strategies continues to be made, the ability to take on the “larger” 
implementation projects has been and is expected to continue to be limited.  
 
Following are some additional points for consideration: 
 
• Staff believes the lack of City growth recently has not been the result of the adopted Master 

Plan policies, but is primarily the result of regional and national economic conditions that 
have occurred since the adoption of the Plan in 2006. Since the Master Plan provides land 
uses for growth up to a buildout population of approximately 75,000-80,000, and since 
growth is occurring slower than was expected when it was adopted, the “life” of the plan is 
extended. Projections are that Carson City will not reach this buildout population for 40-50 
years.  

 
• There has been no pressure from Carson City property owners, businesses, or residents to 

change the Master Plan Land Use Map or other goals or policies of the Plan. Most Master 
Plan Amendment applications since 2006 have been initiated by the City to address 
changes in public ownership of properties.  

 
• Staff believes the overarching goals and objectives in the Master Plan are relatively broad 

policy statements under which the Board of Supervisors have discretion to direct detailed 
implementation strategies—or not implement certain strategies. Staff also believes that the 
current Master Plan still reflects the general long-term goals of the community, desiring to 
implement “smart growth” principles in the long-term development of the City.  

 
CONCLUSION 
The Master Plan was adopted in 2006 after nearly two years of public meetings, a significant 
amount of staff time dedicated, and a significant amount of money spent. Before any significant 
changes are made to the Carson City Master Plan, staff believes that it deserves an adequate 
public process to properly receive input from across the community. The Board of Supervisors 
may wish to dedicate resources to such an update of the Master Plan. However, the Planning 
Commission and Board of Supervisors should weigh the resources needed for such an effort 
versus the benefits of revisiting the plan. Any resources directed to updating the Master Plan 
could be used for other implementation strategies or projects. Limited staff resources are 
already stretched thin across the City, limiting the ability to take on large special projects.  
 



Planning Commission – November 28, 2012 
Master Plan Annual Report 

Page 10 of 10 
 

While Master Plans should be reviewed periodically to ensure they address current trends and 
the goals and policies of the community, a slower-than-expected pace of growth, in itself, is not 
a reason to completely re-evaluate the entire document. In fact, it can be argued that since 
relatively little development has occurred since the adoption of the Plan, the review period for 
major updates to the Plan should be extended. Historically, major reviews and updates to the 
Carson City Master Plan have occurred every 10-15 years. It has now been six years since the 
adoption of the Master Plan.  
 
If there are individual policies within the Master Plan that the Planning Commission or Board of 
Supervisors think should be reconsidered, staff believes those individual policies should be 
identified so that a more detailed evaluation and discussion can be had regarding those 
policies. Otherwise, staff recommends continuing to pursue the implementation strategies of the 
Action Plan as directed at the discretion of the Board of Supervisors.  
 
If you have any questions regarding the Master Plan annual report or the 2013 Action Plan, 
please contact Lee Plemel at 283-7075. 
 
Attachments: 
 A.  2006 Master Plan Table of Contents (for reference) 
 B. 2013 Action Plan Report 
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