
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF APRIL 28, 2021 
 
FILE NO:  LU-2020-0096       AGENDA ITEM:   E.5 
 
STAFF CONTACT: Hope Sullivan, AICP,  Planning Manager 
 
AGENDA TITLE:  For Possible Action: Discussion and possible action regarding a request for a 
modification to Special Use Permit U-93/94-67, a special use permit for a golf course, to allow for 
play fields, parking facilities, portable bathrooms, temporary seating, and lighting on the portion 
of the property along Morgan Mill Road, on property zoned Agriculture (A), located at 1875 Fair 
Way, APN 010-581-15.  (Hope Sullivan, hsullivan@carson.org) 
 
STAFF SUMMARY: The applicant is seeking to modify the special use permit for Empire Ranch 
Golf Course to add two playfields, parking facilities, portable bathrooms, temporary seating, and 
lighting on the portion of the property along Morgan Mill Road.  Per CCMC 18.04.160, an 
Outdoor Recreational Facilities is a conditional use in the Agriculture zoning district and may only 
be established subject to a special use permit.  The Planning Commission is authorized to 
approve a Special Use Permit. 
 
PROPOSED MOTION: “I move to deny the amendment to Special Use Permit U-93/94-67 based 
on the inability to make the required findings identified in CCMC 18.20.080 b, c, d, e, f and g as 
outlined in the staff report..” 
 
VICINITY MAP: 
 

 

site 
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RECOMMENDED CONDITIONS OF APPROVAL 
None 
 
LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), CCMC 18.04.160 
Agriculture (A)  
 
MASTER PLAN DESIGNATION: Open Space (OS) 
 
PRESENT ZONING: Agriculture (A)  
 
KEY ISSUES: Has the applicant provided adequate information in the application and on the site 
plan to substantiate the findings required per CCMC 18.02.080.5?  Will the addition of play fields 
to the golf course be compatible with the surrounding neighborhood?  
 
SURROUNDING ZONING AND LAND USE INFORMATION:  
• EAST: Public Community / Open Space 
• WEST: Single Family 6,000, Agriculture, and Residential Office / Residential 
• NORTH: Single Family  21,000, Single Family 1 Acre, and Single Family 2 Acre / Residential 
• SOUTH: Public Community / Open Space 
   
ENVIRONMENTAL INFORMATION: 
• FLOOD ZONE: AE Zone (1 percent chance of annual flooding) 
• EARTHQUAKE FAULT:  Zone I ( greatest severity) 
• FAULT ZONE: Beyond 500 feet 
• SLOPE/DRAINAGE: Site is primarily flat  
 
SITE DEVELOPMENT INFORMATION: 
• LOT SIZE: 221.11 acres 
• EXISTING DEVELOPMENT: Golf Course with club house and maintenance facility 
• PROPOSED DEVELOPMENT: two flat recreational fields with lights, toilets, bleachers, 

concession stand / storage building, and parking.   
• SETBACKS:  

 East West North  South 
Required 30 feet 30 feet 20 feet 20 feet 
     
 
The concession / storage building is proposed to be in excess of 100 feet from the property 
line.  It is unclear how close the bathroom facilities are to the property line. 

• VARIANCES REQUESTED: None 
    
PREVIOUS REVIEWS:  
 
U-93/94-67: A Special Use Permit for a golf course (June 28, 1994). 
 
Temporary Use Permit: Temporary Outdoor Recreation activities (June 10, 2019) 
 
DISCUSSION:   
At its meeting of June 28, 1994, the Regional Planning Commission approved U-93/94-67, a 
special use permit for a golf course.  The special use permit had conditions of approval, including 
condition #1 which states “All development shall be substantially in accordance with the attached 
site development plan as amended or revised by the Planning Commission and conditions of 
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approval of the staff report.” 
 
The applicant is now proposing to add two recreational fields with ancillary improvements 
(lighting, bleachers, a storage building / concession stand, toilets, parking) on the northern 
portion of the golf course.  The fields are proposed to be 360 feet by 210 feet, and 210 feet by 
150 feet.  The applicant has not specified what sports will be played on the fields, although there 
is references to football, soccer and lacrosse in the application.  For comparison purposes, a 
regulation soccer field is generally 360 feet long by 225 feet wide, while youth soccer fields vary 
from 75 to 240 feet long by 45 to 165 feet wide.  Lacrosse fields are 330 feet long by 159 to 180 
feet wide, and football fields are 360 feet long by 160 feet wide.  The application also includes 
creation of an additional parking lot off Morgan Mill Road.  It is unclear how many spaces will be 
in the parking lot as the graphic depicts parking spaces with dimensions of 18 feet by 8.5 feet, 
but the City’s standard is 18.5 feet by 9 feet. 
 
Per CCMC 18.04.160, Outdoor Recreational Facility (public or private) is a conditional use in the 
Agriculture zoning district and may be established upon issuance of a Special Use Permit.  As 
these fields were not considered in the 1994 special use permit, the special use permit must be 
modified.  The Planning Commission has the authority to approve a modification to a Special 
Use Permit.  In considering a modification, the Planning Commission must consider each of the 
seven required findings as identified in CCMC 18.02.080.  The modification may be approved 
only if each of the required seven findings can be met in the affirmative.   
 
Per CCMC 18.02.080.5.h, the applicant for a Special Use Permit shall have the burden of proof 
by a preponderance of the evidence to provide facts supporting the proposed Special Use 
Permit.  For purposes of legal clarity, this shall include the burden of going forward with the 
evidence and the burden of persuasion on all questions of fact which are to be determined by the 
Commission and the Board.  Additionally, the applicant shall provide adequate information in the 
application and on the site plan to substantiate the required findings can be met in the 
affirmative. 
 
Staff has discussed the required findings with the applicant and requested additional information 
from the applicant so as to make the findings in the affirmative.  The applicant has advised staff 
that he finds there is sufficient information in the record to make the findings in the affirmative. 
 
PUBLIC COMMENTS: Public notices were mailed to 321 property owners and 39 mobile home 
owners within 900 feet of the subject property.  As of the writing of this report, 77 letters from 
property owners in the vicinity of the proposed project have been received as well as two 
petititions.  Any comments that are received after this report is completed will be submitted to the 
Planning Commission prior to or at the meeting on April 28, 2021, depending on the date of 
submission of the comments to the Planning Division. 
 
Concerns raised in the public correspondences include: 

• More fields are needed in Carson City 
• Traffic (on Morgan Mill, at Highway 50, and in the neighborhood) 
• Lighting 
• Wetland protection 
• Noise 
• Lack of specificity in the application 
• Impact on property values 
• Adequacy of parking 
• Trash 
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• Fields will be in conflict with golf / the wedding venue 
• Water rights 
• Crime / outsiders coming into the neighborhood 
• Impact on wildlife 
• Modified special use permit v. new special use permit 
• Flooding / altering the floodplain 

 
OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: The following comments 
were received by various city departments.   
 
Building Division:  No comments. 
 
Fire Department:   
 
1. Project must comply with the currently adopted edition of the International Fire Code and 

Northern Nevada Fire Code Amendments as adopted by Carson City.  
 
Engineering Division:   
 
The Engineering Division has an objection to the special use request and recommends denial.  
Please refer to the engineering discussion of the subject findings below for more detail.  
 
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 Unified Pathways Master Plan shows a paved off-street multiuse path along Morgan Mill 
Road.   

• The plans must reflect installation of this path along the frontage of the property.  
 
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 
The road that will serve the project is Morgan Mill Rd which is a local street.  The application 
included a proposal for unpaved parking off Morgan Mill Road.  No traffic impact study was 
submitted.  There is insufficient information to determine that the project will have little or no 
detrimental impact to vehicular and pedestrian traffic. 
 

• A Traffic Impact Study is required for this development that analyzes the intersections of 
Morgan Mill Road / Deer Run Road, Morgan Mill Road / Empire Ranch Road, and US 50 
/ Empire Ranch Road. This development has the potential to generate trips greater than 
the minimum thresholds listed by CCDS 12.13. Trip Generation shall be based on the ITE 
manual or other studies from other similar projects.  Alternative trip generation methods 
or studies from other local projects or sources, completed by professionals, for the 
anticipated use can be submitted in lieu of the ITE Manual Trip generation guidance.  If 
an alternative method is chosen, the applicant must schedule a meeting with the City’s 
transportation engineer to discuss what is being proposed.  This study must look at the 
cumulative impacts of the golf course, clubhouse/special event venue, and the proposed 
sports fields. 

 
CCDS 2.3 requires all parking lots to be paved.  This standard prevents sediment from being 
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tracked out onto public streets and washed into City storm drains which discharge into creeks 
and the Carson River. 

• The plans for this project must include paving the proposed parking area. 
 
CCDS 12.5 states that “Streets or access adjacent to or necessary to serve a development which 
are not within the boundaries of the development, but are dedicated public right-of-ways, will be 
improved with development to standards promoting public access, safety and welfare.” Morgan Mill 
Road is in substandard condition and the width is substandard.   

• The plans for this project must include paving a rural half street section along Morgan Mill 
Road from the existing widened section east of the project to the new parking area to provide 
for proper public access and safety.   

 
C.C.M.C. 18.02.080 (5d) - Public Services 
There is sufficient information to determine that there will be no impact to City Sewer or Water, 
but there is insufficient information to determine if the stormwater standards will be met.  The 
stormwater detention area is located in a FEMA floodway, so this element of the design is 
important to know prior to issuing an approval. 
 
Sanitary Sewer:  
The project proposes use of portable restrooms.  Therefore, no impact to the City Sewer system 
is anticipated.  Please see flood zone comments below regarding locations of portable 
restrooms.   
 
Water: 
The proposal includes providing bottled water for drinking and the existing golf course sprinklers 
for irrigation.  Therefore, there is not impact to the water system. 
 
Stormwater: 

• Due to the requirement for the parking to be paved, a drainage study must be submitted 
which shows the existing capacity of the golf course detention system and determines the 
quantity of additional storage needed, if any.   

  
Public Lands: 
The project does not significantly impact City owned lands.   
 
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 
There is insufficient information to determine if the project meets engineering standards for 
health, safety, and welfare. 
 
Site Soil, Groundwater and Earthquake Faults: The closest fault is over 500 feet away with a slip 
rate that is less than 0.2 mm/yr.  The site’s soil conditions of the project is coarse sandy loam 
with the depth to water table about 10 to 12 inches.  No further investigation is needed with 
respect to site soil, groundwater, or earthquake faults. 
 
FEMA flood zones: The flood zone of the site is Zone AE Floodway which requires further 
engineering analysis prior to an approval.  The proposed change is in conflict with Title 12.09 
Flood Protection Ordinance which requires a technical analysis and CLOMR to demonstrate a no 
rise of the base flood elevation (BFE) in the floodway prior to approval.  The ordinance further 
requires all structure to be elevated 2 feet above the BFE which cannot be done in the floodway.   

• A sealed memo from a civil engineer must be submitted which speaks to how the 
CLOMR requirements will be addressed, including a description of the site grading for the 
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fields and the parking area and a preliminary grading plan.   

• Also, the site plan must be updated to remove temporary structures from the floodway.  
The flood zones must also be shown on the site plans. 

 
EPA Mercury Superfund Site:  The project is located within the boundary of an EPA superfund 
site which was established due to soil in the area which is contaminated with mercury.  NDEP 
has informed Carson City that they will be testing the soil in the area of the fields. 

• The results of NDEP’s investigation must be submitted along with any recommendations 
for mitigation, if appropriate. 

 
Wetland Areas:  There are areas between the golf course and Morgan Mill Road which contain 
tall grasses and cattails.  This may be indicative of wetland areas being present.   

• A wetland delineation report must be provided for the project to ensure that parking 
improvements will not remove any wetland areas.   

 
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 inadequate for this analysis as detailed above. 
   
Health Department 
1. Toilet facilities (nonsewered toilets) for the proposed flat field expansion at Empire Ranch Golf 
Course need to comply with Nevada Administrative Code 444.825 in accordance with the 
expected peak attendance and the average number of hours of attendance. 
 
2. The proposed concessions shall not serve, sell, give away, display, or store any potentially 
hazardous food (time/temperature control for safety of food). 
 
3. A temporary health permit may be applied for to sell potentially hazardous food.  A temporary 
health permit must be applied for per event.  The applicant must pay all appropriate fees for the 
events and follow all applicable requirements for a temporary health permit.  
       
Parks Department 
1. The developer is required to incorporate “best management practices” into their construction 

documents and specifications to reduce the spread of noxious weeds.  The spread of 
invasive and noxious weeds is a significant issue in construction projects that involve land 
disturbance. Earth moving activities contribute to the spread of weeds, as does the use of 
contaminated construction fill, seed, or erosion-control products. Experience has 
demonstrated that prevention is the least expensive and most effective way to 
halt the spread of noxious and invasive weeds. Preventing the establishment or spread of 
weeds relies upon: 
• Educating workers about the importance of managing weeds on an ongoing basis; 
• Properly identifying weed species to determine most appropriate treatment strategies; 
• Avoiding or treating existing weed populations; and 
• Incorporating measures into projects that prevent weed seeds or other plant parts from 
establishing new or bigger populations such as certification of weed-free products. 

                 
2. The “Existing Ingress & Egress” shown east of the proposed flat field parking illustration is 

located very near the parcel boundary of the adjacent parcel and will significantly add to the 
eroded state of the historical bridge/culvert at that location if vehicle or pedestrian traffic is 
increased at the location.  
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3. The proposed 27,550 square foot parking lot can only reasonably accommodate 70-75 
parking stalls once ADA and development landscaping standards are met. Comparable 
municipality’s municipal codes call for 50 spaces per field plus 1 additional space per every 3 
spectator seats.  

 
4. The proposed parking lot does not align with the 1996 Carson River Master Plan’s guidance 

on Development and Land Use. See the following excerpt: 
 

“An increase in development increases water runoff from impervious surfaces such as roads 
and buildings which adversely affects the health of the river by causing channel widening, 
increased sediment loads, and the loss of pools and riffles. Increases in finer sediments, 
stream crossings, and engineered flood control are typical impacts to river systems from 
development. In terms of water quality, adverse impacts include nutrient enrichment, 
bacterial contamination, toxic compounds, water temperature increases, trash and increases 
in organic matter. Together, these changes can alter flooding, stream and riverbanks and 
courses, stream habitat and stream ecology.  
 
Allowing the floodplain to remain intact maintains the river's ability to flood naturally 
depositing sediment, decreases floodwater's damaging energy and recharges groundwater 
sources. This avoids costly high maintenance flood control schemes or potentially costly 
damage to development. Such damage is often paid for by the community through 
subsidized low interest loans and flood insurance. retaining the floodplain also helps to 
maintain the rural and natural setting of the area.” 

 
 
SPECIAL USE PERMIT 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. 
 
1. Will be consistent with the master plan elements. 
 

The subject property is designated Open Space.  Uses associated with the Open Space 
designation include publicly owned and accessible lands preserved by the City, other 
government agencies or as part of a private development for conservation, resource 
protection, or recreational use.  As noted in the Master Plan, the Open Space land use 
category “provides wildlife habitat, view protections and or recreational linkages between 
different areas of the City.  Public access may be provided with designated trails or 
bicycle facilities; however in other areas lands may be left intact as visual buffers along 
an important scenic corridor or gateway, or to protect significant ridgelines visible from 
various areas of the community.” 
 
The Open Space designation is appropriate for the subject property as the property is in 
both a floodplain and a floodway, has wetlands, and is an EPA Mercury superfund site 
with mercury in the soil.  The proposed recreational use is consistent with the intent of the 
Open Space designation. 
 
The Carson River Master Plan, a part of the Carson City Master Plan, also addresses the 
subject area.  The Plan addresses Recreational Development / Management Guidelines, 
noting “within the recreation areas, activities should be located to minimize impacts on 
the river environment.  High activity recreation uses and related facilities will be located 



LU-2020-0093 
April 28, 2021 

Page 8  
as far from the river as possible.  Wetlands and native vegetation should be used to 
further isolate intensive uses from the river.  In general, only those uses that are river-
dependent such as fishing, boating, swimming and nature observation will be located on 
the river.  Picnic areas, trails, roads, trailhead parking, and restrooms should all be sited 
away from environmentally sensitive areas.”   
 
The placement of the fields on the northern portion of the property away from the river is 
consistent with the Carson River Master Plan. 
 
Policy 3.2b of the Master Plan discusses Dark Skies, stating “Protect visibility of the City’s 
dark skies, encourage energy conservation, and limit the impacts of light pollution on the 
community and surrounding public lands by reducing light trespass and glare created by 
urban development and the lighting of recreational areas, particularly at the Urban 
Interface and near the Western Nevada Community College.  The applicant is proposing 
field lighting, although the lighting height and angle has not been identified.  Typical 
recreational field lighting would likely result in light pollution on surrounding public lands. 
 
The Unified Pathways Master Plan shows a paved off-street multi-use path along Morgan 
Mill Road.  To create Master Plan consistency, the plans must reflect the installation of 
this path along the frontage of the property. 
 

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.   

 
Based on the information contained in the application, staff cannot make this finding.  
Staff’s primary concerns are traffic and parking, lighting, and noise. 
 
The applicant has provided an article “Parking and Vehicle Trip Generation for Soccer 
Fields and Elementary Schools”.  Per this article, given two fields, during games, the 
parking demand is 60 vehicles per field.  This is 120 vehicles during a concentrated time.  
Additionally, the application discusses the concept of “sports tourism,” indicating both the 
fields will contribute to “sports tourism” and that the intent is not to have “sports tourism” 
at this site. 
 
In considering traffic relative to this finding, staff is not considering level of service, but 
rather the changing traffic patterns on the residential streets as related to the peaceful 
enjoyment of surrounding properties or the general neighborhood.  Someone coming in 
from the freeway and then traveling easterly on Highway 50 will access Empire Ranch 
Road and follow signs for the clubhouse.  Empire Ranch Road is a residential street, and 
the traffic will continue to travel via residential streets.  Staff acknowledges that traffic 
associated with the golf course and the clubhouse is also utilizing these residential 
streets.  But given the golf course has been there nearly 30 years, it likely pre-dates most 
of the residents.  So, the residents bought with an understanding of that traffic.   
 
Staff finds that providing a parking lot along Morgan Mill Road is a positive step towards 
limiting the traffic in the residential areas.  However, it is unclear if the parking lot can be 
constructed due to the floodplain and the wetlands.  If the parking lot can be constructed, 
it is unclear how many spaces it can accommodate.  
 
As noted in finding 1, the City has policies and regulations for dark sky protection.  The 
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lighting of recreational fields is typically in conflict with dark sky policies as the function of 
the lighting is to illuminate the field in an even way.  Therefore, the lights are very bright, 
relatively tall, and angled.  Detailed lighting height and angles have not been provided.  
Assuming typical field lighting, given this area so close to an established residential area, 
staff finds that outdoor lighting is in conflict with this finding as it will create a glare. 
 
The applicant has not advised if amplified sound is proposed.  It is staff’s understanding 
that when outdoor events utilizing amplified sound occur at the clubhouse, the sound 
travels down the golf course and is audible to the southernmost homes on the golf 
course.  To address potential noise in conflict with this finding, staff would suggest a 
limitation on hours of field use as well as a prohibition on amplified sound. 
 

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

Based on the information contained in the application, staff cannot make this finding. 
 
The application indicates that users of the fields will park either at the existing golf course 
parking area or at a parking lot off of Morgan Mill Road.  Morgan Mill Road is a local 
street.  No traffic impact study was submitted.  There is insufficient information to 
determine that the project will have little or no detrimental impact to vehicular and 
pedestrian traffic. 
 
In order to address this finding, a traffic study is required for this development that 
analyzes the intersections of Morgan Mill Road / Deer Run Road, Morgan Mill Road / 
Empire Ranch Road, and US 50 / Empire Ranch Road.  This development has the 
potential to generate trips greater than the minimum thresholds necessary for a traffic 
analysis.  Trip Generation shall be based on the Institute of Traffic Engineers manual or 
other studies from other similar projects, although an alternative method may be allowed 
based on consultation with the City’s transportation engineer.  The study must look at the 
cumulative impacts of the golf course, clubhouse / event venue, and the proposed sports 
fields. 
 
Morgan Mill Road is in substandard condition and the width is substandard.  The fields 
will generate vehicular and pedestrian trips, and the substandard width will result in 
conflicts between pedestrians and vehicles. 

 
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.  

 
There is sufficient information to determine that there will be not impact to the City Sewer 
or Water, but there is insufficient information to determine if the stormwater standards will 
be met.  The stormwater detention area is located in a FEMA floodway, so this element of 
the design is important to understand.  More specifically, per Development Standards 2.3, 
the parking lot must be paved.  A drainage study must be submitted which shows the 
existing capacity of the golf course detention system and determines the quantity of 
additional storage needed, if any. 
 

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.  

 
Outdoor recreational facility (public or private) is a conditional use in accordance with 
CCMC 18.04.160 Agriculture and requires a Special Use Permit.  The use may be 
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established upon the Planning Commission making each of the seven required findings in 
the affirmative. 
 
The applicant is proposing ancillary improvements including bleachers, lighting, toilets, a 
storage building / concession stand and parking.  The toilets, bleachers and storage 
building / concession stand may not encroach into any required setbacks.  Although the 
plans submitted as part of the special use permit aren’t clear that setbacks are met, there 
is ample room to comply with the setbacks. 
 
Development Standards 1.3 address lighting standards.  The applicant has not 
demonstrated compliance with these standards.   
 
Development Standards Division 2 provides the City’s standards for parking and loading.  
The parking for the cumulative effect of the golf course, club house, and fields has not 
been analyzed.  Therefore, it is not clear that sufficient off street parking has been 
provided.  Additionally, per 2.3 of the Development Standards, the parking lot must be 
paved with a hard surface material.  The applicant is proposing to not pave the parking 
lot. 
 

6. Will not be detrimental to the public health, safety, convenience and welfare.  
 
Based on the information contained in the application, staff cannot make this finding. 
 
The subject property is in a floodway and in the flood plain.  To understand the impact on 
public safety, a technical analysis must be completed that demonstrates no rise in the 
base flood elevation.  Additionally, Conditional Letter of Map Revision (CLOMR) 
requirements must be addressed in terms of the site grading for the fields and the parking 
area. 
 
No structures may be permitted in the floodway.  The floodway boundary has not been 
delineated on the site plan. 
 
The projects is located within the boundary of an EPA superfund site as the soil in the 
area is contaminated with mercury.  The Nevada Department of Environmental Protection 
(NDEP) has jurisdiction over the superfund site and is seeking to pursue sampling.  It is 
unknown if NDEP will request mitigation. 
 
There are areas between the golf course and Morgan Mill road which contain tall grasses 
and cattails.  This may be indicative of wetland areas being present.  Although the site 
plan does note some wetland areas, a wetland delineation should be completed to 
ensure that the parking improvements will not compromise any wetlands. 

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

Based on the information contained in the application, staff cannot make this finding. 
 
As noted, the subject property is particularly challenging as it is in both a floodway and a 
floodplain, it is a superfund site, and it has wetlands.  Staff has not seen studies that 
verify that the work in the floodplain will not modify the base flood elevation, that the 
grading will not impact mercury levels, or that the development will avoid wetlands.  
 
Staff recognizes a golf course may not always be a golf course.  But given the 
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environmental sensitivity of this site, staff finds technical analysis is warranted to avoid 
material damage to other properties. 
 

 
 
Attachments: 
 Application LU-2021-0093 
 Notice of Decision for U-93/94-67 
 Public Comment 
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Applicant: Empire Ranch Golf Course
Mailing Address: 1885 East Long St, Carson City, NV 89706
775-882-5000
Property Owner: Dwight Millard
Mailing Address: 1885 East Long St, Carson City, NV 89706
775-882-5000
Designed By Roberto Garcia
Mysiteplan.com
1-800-969-6415
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Project Title/Permit Request
Modification of Special Use Permit # U-93/94-67
for the existing facilities to be used for flat field sports,
recreation, and related activities
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Geometry of View 
area of flat fields

Empire Ranch 
Golf Course Orientation 

Flat Field Location 

Existing Golf

Viewable area of flat 
field



The playable surface for golf as well as 
the proposed flat fields are ‘AE’ flood 
zones.  According to FEMA, these are 
areas that present a 1% annual chance 
of flooding and a 26% chance over 30 
years.

Empire Ranch Golf Course Flat 
Fields & Flood Plain

Legend:
Existing Golf Course
Location Proposed Flat Fields



Model No. SUN‐SL80‐3030‐30
Lens angle 30degree
Voltage and current 48V 1A
PCB board circuit 8 series 10 parallel
50w Efficiency ( lm/W ) 164

Accessories
led lens, pcb board mounting 
with Philips 3030 led and heat 
sink, led driver

Lighting Option at Flat Field Empire Ranch

Recommended Pole Fixture Height 10 – 15 meters (~10‐15 yards)



Empire Ranch Golf Course ‐ Flat Field Seating Option (3 Row – 15’)



Empire Ranch Golf Course ‐ Flat Field Seating Option (3 Row – 21’)



Empire Ranch Golf Course ‐ Flat Field Seating Option (5 Row, 46’)



North West Perspective South East Perspective

Floor Plan 10’

20’

Temporary Storage & Concession
Building Elevation
Empire Ranch Golf Course, Flat Field



Material: 10.10 oz cotton canvas & Galvanized steel poles
FootPrint: 13’x 13’

Alternative for Temporary Storage & 
Concession
Non‐ structure Elevation
Empire Ranch Golf Course, Flat Field



Reliable premium portable restroom has
appeal for multiple markets. It is great for
outdoor events. Optional corner tank allows for
the premium portable toilet to offer more
amenities, including sink and non‐splash urinal.

Upgraded portable toilet offers more space for
parents with children making it a great
portable toilet for family friendly events. There
is also more room for bulky gear.

The premium portable toilet is tough and
maintenance quick and easy. Options include
sinks and sanitizing stations.

https://www.123portabletoiletrental.com/portable‐restrooms/#standard‐portable‐unit

Restroom Trailer
Specification
2 unisex restroom stalls
150‐200 person capacity 
Window ventilation

Dimensions
Exterior: 14'Lx6.5'Wx11'H
Interior: 10'L x 6'W x 7'H

Empire 
Ranch Golf 
Course

Flat Field 
Restroom 
Options

https://www.fancyflush.com/carson‐city‐nv‐luxury‐restroom‐trailer‐rental.html



Carson City needs more room to play

July 10, 2018

Carson City is running out of room to play.

The city's three outdoor sports facilities — Governors Field, JohnD Winters Centennial Park, and Pete Livermore
Sports Complex — are used at capacity, say Parks, Recreation, & Open Space staff.

More tournaments and groups are waiting for openings, and demand is likely to grow with new development.

"Increased growth will also contribute to an already existing shortage of recreation facilities, especially athletic
fields," Jennifer Budge, Parks & Rec director, wrote in the department's comment for a recent review of the city's
annual growth management ordinance, which sets limits on residential development. "The lack of sufficient
athletic fields represents one of our most serious service challenges."

The three existing complexes provide flat fields for T-ball, softball, and baseball, used for football in the fall, and
soccer.

The fields are widely used by teams in the Youth Sports Association, a consortium of local sports leagues, which
gets priority scheduling at the start of the year.

They're also utilized by 28 endorsed tournaments — tournaments brought in or approved by the Culture &
Tourism Authority (CTA), which waives their fees and covers the city's direct costs in order to drive local tourism
and hotel bookings. Recruiting more tournaments is a priority for the CTA.

There are other tournaments every year, too, including the district All-Star Little League, and big events such as
Midnight Madness, an adult slow pitch event that takes over Centennial Park for the full 72 hours of Memorial Day
weekend, as well as Junior Giants, a free, non-competitive baseball/softball program for kids sponsored by the
San Francisco Giants run at Pete Livermore two nights a week in the summer.

And there's the softball game for Nevada Legislature when its in session, the Nevada Department of
Transportation game, Lake Tahoe high schools, which practice in Carson City in the spring when fields at the lake
are still covered in snow, and other occasional users who schedule a facility whenever they can.

"We have just enough space for formal leagues," said Dan Earp, recreation superintendent. "What we struggle
with is space for church groups or pick up games. It is sometimes hard to find space for that."

But, demand keeps growing. The American Youth Soccer Organization, which has a chapter in Carson City, has
contacted Parks & Rec about starting up an adult league that would need fields to play.

"Soccer is on a big upswing," said David Navarro, parks operation superintendent, but Pete Livermore, where
there are 10 soccer fields, is already used to capacity.

Navarro said the department also gets calls for lacrosse, which can be played on soccer fields and is growing in
popularity in the area.

Part of the problem is a good problem to have, according to staff.
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Staff prepares the fields, chalking and lining them, and is on hand to drag them between each game during
tournaments, something not done elsewhere in the area.

"If you asked around the region, they'd say the best fields are in Carson City," said Dan Kastens, parks operations
manager. "We work with the majority of tournaments and they tell us we're the best in the business."

Lighting could be added at some fields to extend hours of use, but that increases maintenance and staff time.

Another idea is adding artificial turf to the mix, like Golden Eagle Regional Park in Sparks, that can be used year
round.

Artificial turf fields cost more up front — roughly $1 million to install versus $400,000 to $500,000 for grass — but
the cost evens out over time through water savings and less maintenance.

The Parks and Recreation Master Plan, which is now 12 years old, identifies land for expansion, specifically two
to three more soccer fields or multi-use fields at Pete Livermore.

Parks and Rec staff said the lower complex at Centennial, which now has three softball fields and a soccer field,
also could be redone to provide more useful multiuse fields.

All that costs money. The residential construction tax, which is up to $1,000 per house depending on home value,
is specifically for parks and recreation use and can be used for fields. But, a development of 300 new houses, for
example, each levied $1,000, would raise just $300,000, not enough to cover the installation of one grass field.

Still, Parks and Rec Director Budge thinks there's an opportunity for expansion in the next three to five years.

"There is definitely a need, not just for traveling tournaments, but for local use with more subdivisions going in,"
she said.
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Empire Ranch 
Balanced Land Use Mix  
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Parking and Vehicle Trip Generation for
Soccer Fields and Elementary Schools
Many sports �elds for recreational and competitive youth sports programs
are located at elementary school sites. These �elds may have a substantial
impact on elementary school trip generation. This paper reports on a study
of parking demand at sports �elds on elementary school property.
Observations were conducted at more than a dozen soccer �eld events
between 2006 and 2009. The �ndings indicate the soccer �eld parking can
be grouped into three functions, each with di�erent parking demands:
practice (parking demand of about 15 vehicles per �eld),
games/tournaments (parking demand of about 60 vehicles per �eld), and
regional qualifying tournaments with non-local teams (parking demand of
about 70-90 vehicles per �eld). Rather than building parking facilities for the
largest potential demand, parking management strategies can be used to
address peak demand. Adequate drop-o� and pick-up curb space should be
provided near the �elds when parking management strategies are used.
Other after-school events may determine a higher provision of parking
when �elds are located at schools. The present ITE trip generation number
for afternoon peak hours at elementary schools may not be adequate when
sport �elds are present.

Availability:
Find a library where document is available. Order URL:
http://worldcat.org/oclc/614107147
(http://worldcat.org/oclc/614107147)
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Empire Ranch Golf Course Utilization Analysis 
SUP: U93-94-67 & TUP 19-094 NOD 

 
Overview: 
1994 / 95 Golf was permitted for 3 courses of 9 holes each = 27 holes.  These 3 courses could be used / 
played in any combination of 18 holes (a complete ‘golf experience’). 
Empire is presently 2 courses of 9 holes (i.e. a single 18 hole complete golf experience) plus a reduced 9 
holes that operates as a ‘par 3’.  This reduction created the land vacancy / opportunity for flat fields. 
 
There is NO change (No physical expansion) to the clubhouse, maintenance, restaurant, event center 
and related amenities.   
 
The TUP (2019) was a successful operation and integration of ‘flat field’ use of existing amenities (no 
complaints).  Use during this TUP mirrors the activities anticipated in the SUP modification. 
 
Overview: 
The Modification of the existing SUP application requests utilization of existing facilities, amenities, and 
infrastructure (‘facilities’).  Golf at Empire, as well as national averages of golf, activity are in decline.   
 
Carson City Parks & Recreation have recorded the existing flat fields are in insufficient supply, over-
utilized, and community activities are cancelled or eliminated because of the lack of infrastructure (2018 
NV Appeal Article).  The staff commented that future growth will exasperate these conditions and there 
is a lack of resources for construction, maintenance, and operation. 
 
The facilities that utilize water, sewer (Clubhouse, Restaurant, Event Center) are designed for a specified 
capacity.  These capacities operate independently of the golf experience operation and are limited by 
their immediate design.   Increased demand is managed by wait times as found at a typical restaurant or 
patrons seek out alternatives.  Facility management properly oversees its operations accordingly so as to 
correctly mitigate / eliminate ‘overflow’.    
 
UTILIZATION 
1) The original SUP, when granted, called out the water capacity utilization, Page 36 of 170, ‘Preliminary 
Staff Report for Planning Commission Meeting of June 28, 1994, Agenda Item: G-5, Other Reviews 
Required #5 “GROWTH MANAGEMENT: If the operation of the golf course were to consume in the 
excess of 7,500 gallons of water per day, a special review by the Board of Supervisors must be 
conducted.” 
 
Consulting Engineering Services (CES), September 25, 1996, Water Usage Report allocated 1752 GPD. 
 
Empire presently consumes on average 560 gallons per day (only 7 ½ % of the anticipated allotment of 
water) or 31% of the allocation from CES. See attached Carson City Utility “Account Consumption 
History” Prepared 4/2/21. 
 
2) Anticipated Calculation of Rounds of Golf at Empire Ranch Golf Course 
Empire Ranch Golf Traffic & Utilization Forecast & Design.  Original SUP 1994 
Pge 73 of 170.  Glenn Lukos Associates, Regulatory Services, March 25, 1994, Letter addressed to Mr. 
Robert W. Junell, Chief, U.S Army Engineer District, Sacramento.  Tables on page 2, text on page 3 of 



the subject letter (pages 74 and 75 of the SUP) 
 
In Response A2 (dated January 28, 1993; page 4) RCI stated that the number of rounds may be 
substantially higher than the number given. RCI's statement meant that the number of rounds would increase 
each successive year until Year 5, when the number of rounds played per year is expected to stabilize. The 
number of rounds played are not expected to be higher than the projections stated in the Feasibility Study (and 
as cited in Tables 1 and 2 above). These projections are based on Henry Bickler's nearly 40 years of golf 
course management and consulting experience. The Feasibility Study does take into account the projected 
increase in future play up to year five. 

 
 

 

  



Eagle Valley Golf Course Comparison 
Eagle Valley Golf Traffic (rounds).  1718-096_RFP_Eagle_Valley_Golf_Course_Final.pdf (2017).  Page 17 
of 45, Exhibit D. 
 
 

 
Empire Ranch was anticipated to operate 86,000 rounds of golf.  According to Dwight Millard, 
the owner of Empire Ranch, the course is now operating approximately 20,000 rounds of golf 
(~23% of the anticipated rounds) and in its 25 year history the number of rounds has never 
reached even the more modest 1st year volume forecast of 62,000 rounds.   
 
A simple comparison of volume of rounds of golf at Eagle Valley Golf Course, the most proximate 
golf and coincidently of comparable course type, declined ~20% from 2009 – 2016.  Eagle Valley 
Capacity is approximately 33% greater than Empire (36 holes vs 27), suggesting it could operate up 
to 114,000 rounds (86,000 x 1.33).  As of 2016, Eagle Valley Golf Course operated at ~44% capacity 
(51,000 rounds of Golf).   



 
Therefore, Vehicle Trip Generation Reports (2), confirm IF there was an increase in vehicle trips (or 
user demand), and NO further decline in golf (whether induced by the overall decline in golf or a 
decline in response to flat field sports) are all significantly within the anticipated consumption of 
infrastructure resources.  TRB = 15 Vehicles / hours.  ITE = 144 vehicles per day.  It should be 
noted, that there is no running water (or sewer) added in connection to the flat fields so there 
would be no impact to the Clubhouse water or sewer consumption analysis. 



Empire Ranch Golf Course Application for Play Fields  
for April 28 Planning Commission Meeting 

 
Table of Contents 

 
1. Original Application 
2. Impact Report Water, Sewer, Storm Drain 
3. Traffic Analysis  

a. See Supplemental Information (12 d) 
4. Supplemental Correspondence 

a. Jonathan Palm April 6, 2021, Re: Parking 
b. Jonathan Palm April 6, 2021, Re: Confirmation No Fill Material, No 

Impact Water Use Volume or Sewer, Irrigation – Runoff – Collection 
i. See Supplemental Information (12 b) 

c. Marc Radow April 6, 2021, Re: Tournament Sport Tourism vs Single 
Field, Event Utilization, Temporary Structure 

5. Empire Ranch Site Plan 
a. Wide Angle 

6. Flat Field Orientation 
7. Flat Field & Flood Plain 
8. Optional Lighting 
9. Seating Options & Temporary Structure 
10. Storage & Concession Options 
11. Portable Restroom Options 
12. Supplemental Information 

a. Nevada Appeal July 10, 2018, “Carson City is running out of room to 
play” 

b. Empire Ranch Golf Course Water Consumption 21-04-02 
c. Balanced Land Use Mix  
d. Transportation Research Board, “Parking and Vehicle Trip Generation 

for Soccer Fields…” 
e. Utilization & Traffic Analysis 
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