
STAFF REPORT FOR THE GROWTH MANAGEMENT COMMISSION MEETING OF  
JUNE 29, 2022 

 
FILE NO: GM-2022-0273  AGENDA ITEM: 6.A 
 
STAFF CONTACT: Hope Sullivan, AICP, Community Development Director 
 
AGENDA TITLE: For Possible Action: Discussion and possible action regarding a 
recommendation to the Board of Supervisors for a resolution establishing the maximum number 
of residential building permit allocations under Chapter 18.12 (the “Growth Management 
Ordinance”) of the Carson City Municipal Code (“CCMC”) for the years 2023 and 2024, 
estimating the maximum number of residential building permits for the years 2025 and 2026, 
establishing the number of building permit allocations within the development and general 
property owner categories, establishing a maximum average daily water usage for commercial 
and industrial building permits as a threshold for Growth Management Commission review, and 
identifying criteria to apply when making decisions regarding commercial and industrial projects 
seeking to exceed the threshold.  (Hope Sullivan, hsullivan@carson.org).  
 
STAFF SUMMARY:  The Growth Management Commission is required to make annual 
recommendations to the Board of Supervisors to establish the number of residential permits that 
will be available for the following calendar year. This has historically been based upon a 
maximum growth rate of 3%. The commercial and industrial daily water usage threshold is 
proposed to remain at 15,000 gallons per day annual average in 2023, above which Growth 
Management Commission approval is required. 
 
PROPOSED MOTION: “I move to recommend to the Board of Supervisors approval of the draft 
resolution.”  
 
BACKGROUND: 
The Planning Commission serves as the Growth Management Commission under the Growth 
Management Ordinance. The Growth Management Commission is responsible for annually 
reviewing the information provided by various City departments and outside agencies and for 
submitting a recommendation to the Board of Supervisors to: 
 

1. Establish a fixed number of residential building permits to be made available in the 
following two calendar years (2023 and 2024, on a rolling calendar basis) and estimate 
the number to be made available in the third and fourth years (2025 and 2026). 

 
2. Establish a distribution of the total building permit entitlements between the “general 

property owner” and “development project” (31 or more lots or units) categories. 
 

3. Establish a maximum average daily water usage for commercial and industrial building 
permits as a threshold for Growth Management Commission review. 

 
CCMC 18.12.015 (Purpose) states, in part: 
 

2.  The board declares that the following essential resources shall be considered for 
the managed growth of Carson City: 
a. City water: quantity, quality, supply, capacity, infrastructure; 
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b. City sewer: treatment and disposal capacity; system or infrastructure 
ability to transport sewage from a residential dwelling unit of the treatment 
system; 

c. Sheriff protection services; 
d. Fire protection services; 
e. Traffic and circulation; 
f. Drainage and flooding; 
g. School enrollment and capacity; 
h. Parks and recreation; and 
i. Other resources or services as determined by the board. 

 
The Growth Management Ordinance was originally implemented in the late-1970’s in response 
to a moratorium by the State Division of Water Resources on new subdivisions in Carson City in 
due to wastewater and water capacity issues. The program was developed in cooperation with 
the State to address its concerns.  Per CCMC 18.12.055, at the beginning of each calendar year, 
the residential allocations are put into two categories: the “general property owner” and 
“development project” (owners/developers with 31 or more lots/units) categories in a 43%-57% 
split.  After the first quarter of the year, all allocations are combined into a single category and 
available on a first come first serve basis. For most of the Growth Management program’s history, 
the total number of building permit allocations available each year has been based upon a 
maximum growth rate of 3%. 
 
The following graphs provide historical data regarding the number of allocations available, the 
total number of permits used, the number of permits used by the general property owner and 
development categories, and entitlements by type of residence.  

 
Through May 2022 (Source: Carson City Community Development) 
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Allocations by General and Developer Categories 

 
Through May 2022 (Source: Carson City Community Development) 
 

Growth Management Allocations Issued by Type 

 
Through May 2022 (Source: Carson Community Development) 
SFD – Single Family Detached DUP – Duplex    MH – Manufactured Home 
SFA – Single Family Attached  MF – Multi-family attached (3+ units, single ownership) 
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AB 240: 
In addition to addressing annual growth management allocations, this report is intended to serve 
as the annual report for Carson City pursuant to paragraph 2 of Section 1 of Assembly Bill 
(“AB”) 240, adopted by the Nevada Legislature in 2019, which requires: 
 

On or before December 31 of each calendar year during the period between July 
1, 2019, and December 31, 2022, each county in the region, in consultation with 
any cities within each such county, shall prepare and submit to each Legislator 
who represents any portion of the county a separate report that: 
 
(a) Identifies issues relating to the orderly management of growth in the county, 
including cities within the county, and the region, including, without limitation, 
issues in the following areas:  

(1) Conservation, including, without limitation, the use and protection of 
natural resources; 

(2) Population, including, without limitation, projected population growth 
and the projected resources necessary to support that population; 

(3) Land use and development; 
(4) Transportation; and 
(5) Public facilities and services, including, without limitation, roads, water 

and sewer service, flood control, police and fire protection, mass 
transit, libraries and parks. 

(b) Makes recommendations regarding those issues. 
 

AB 240 applies to and requires cooperation between Carson City, Douglas County, Lyon 
County, Storey County, Washoe County and the cities of Reno and Sparks regarding regional 
growth. The bill requires these entities to submit a report to the State Legislators representing 
their jurisdictions by December 31 each year through 2022. 
 
DISCUSSION 
The annual growth management report and associated Growth Management Commission 
meeting is an opportunity to understand the capacity of and impact of growth on the City’s and 
Carson City School District’s resources.  Based on its understanding of the capacity and 
impacts, the Growth Management Commission makes a recommendation to the Board of 
Supervisors relative to the provision of residential allocations and threshold water use for 
commercial and industrial building permits.   
 
Comments have been received from the Carson City Public Works Department (“Public 
Works”), Carson City Sheriff’s Office, Carson City Fire Department, Carson City Health and 
Human Services Department, Carson City Parks, Recreation and Open Space Department and 
the Carson City School District.  Although all agencies acknowledge that increased growth 
creates increased demand for services, no department or agency recommended a reduction in 
the number of residential permits to be made available in 2023.   
 
Since 2019, the Growth Management Commission has reviewed a parcel-based analysis of how 
much growth the City can accommodate while staying within its allocated water resources. Public 
Works annually conducts a water capacity analysis assuming the entire City is developed to its 
maximum capacity based on current Master Plan land use designations and zoning. It includes 
residentially designated parcels being developed to their maximum potential densities and 
commercial and industrial parcels being fully developed. This year’s analysis concludes that 
Carson City has the allocated water resources to accommodate buildout in accordance with 
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current Master Plan and zoning. This parcel-by-parcel analysis allows the City to continue to 
monitor how proposed changes in land use or actual water usage over time impacts the long-
range forecast for water capacity.  
 
Based on updated information, Carson City has approximately 24,361 existing residential units, 
an increase of 192 units from when this report was presented a year ago.  Assuming all currently 
approved developments are completed at their proposed densities and all lands designated for 
residential uses are developed or redeveloped to the maximum densities, an additional 8,565 (last 
year was 8,767) residential units could be developed for a total of 32,926 (last year was 32,936) 
residential units. For example, for an existing 2-acre parcel zoned with a required a 1-acre parcel 
size with one house currently on the parcel, it is assumed that an additional dwelling unit could 
be developed on that property. It is estimated that 32,926 residential units would result in a 
population of approximately 76,388 (using 2.32 residents per dwelling unit).  Note the 2020 
Census reports an average household size of 2.32 in Carson City whereas the 2010 Census 
reported an average household size of 2.54.   
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The following chart shows existing and total potential residential units by the Master Plan land 
use designation in which the properties are located.  
 

 
Key:  
CR – Conservation Reserve (private lands) MUR – Mixed-Use Residential  
RR – Rural Residential    MUC – Mixed-Use Commercial 
LDR – Low Density Residential   DTMU – Downtown Mixed Use 
MDR – Medium Density Residential   MUE – Mixed-Use Employment 
HDR – High Density Residential   CC – Community Commercial 
 
 
Per the State demographer, the City’s population as of July 1, 2021 was 57,073.  The State 
demographer’s five year project is on the table below. 
 

 Total Population Change Previous Year Percentage Change 
2021 57,073   
2022 57,429 357 0.6 
2023 57,774 345 0.6 
2024 58,086 312 0.5 
2025 58,380 294 0.5 
2026 58,670 290 0.5 

 
 
Water Conservation 
 
Water conservation measures are applied both inside and outside of buildings.  The Uniform 
Plumbing Code addresses water consumption rates for toilets, sinks, and showers by limiting 
water usage per flush and flow rates.  Division 3 of Title 18 Appendix of the CCMC (the “Carson 
City Development Standards” or “CCDS”) includes landscaping standards that encourage the 
utilization of water savings irrigation design, limitations on the use of turf in landscaping to 
conserve water by minimizing the need for irrigation, and the requirement for a three foot wide 
landscape buffer area between any turf areas and hardscape to capture irrigation overspray and 
runoff.   
 
Additionally, per CCMC 12.01.120, as noted below, the waste of water is prohibited. 

0 5,000 10,000 15,000 20,000 25,000 30,000 35,000

Existing Units

Total Potential
Future Units

CR RR LDR MDR HDR MUR MUC DTMU MUE CC

Residential Units by Master Plan Land Use Category
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12.01.120 - Waste of water prohibited. 

It is unlawful for anyone connected to the city water system to waste water. For the purpose of 
this section, "waste" means any excessive usage which causes water to run into or along any 
street, alley, storm drainage system, or into or upon another's property; provided nothing in this 
section shall be construed as to apply to the accidental breaking of any hose, water pipe, or 
other irrigation device unless same is not abated within 2 hours after personal notice of such 
break is given the person owning, controlling or maintaining the same or having any pecuniary 
interest therein. If such breaks are not repaired or the water turned off within the specified time, 
it shall be the duty of the utilities director or his/her designee to cause the water to be shut off, 
and it is unlawful for any person to again turn on such water until proper repairs have been 
made. If personal notice is unable to be given, the water shall be immediately shut off by the 
public works director or his/her designee and a notice shall be placed on the front door stating 
the reason(s) for said shutoff. Each and every request for the water to be turned on will require 
the payment of $25.00 which the city will add to the monthly bill.  

Exception: Car washing by civic or philanthropic groups may receive written approval from the 
public works director or his/her designee when it is determined that said usage will not be 
detrimental to the city's water situation.  

This provision is enforced by the Water Division of Public Works throughout the year, and 
especially in the summertime.  Staff works directly with property owners to correct the violation. 
 
Housing sales trends 
 
Traditionally, data regarding home sales and sale prices is provided as part of the growth 
management annual report.  The number of home sales and sales price, as well as many other 
factors, can have an impact on the demand for construction of new homes. The following charts 
show median home sales price and sales volume trends. 
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Through May 2022.  Source: Carson City Assessor 
 
As the graph above shows, the median sales price of housing has continued to rise for the past 
ten years from a low in 2012 of $145,000 to a current high of $495,000.  
 

 
Through May 2022.  Source: Carson City Assessor 
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Calendar year 2021 sales included 814 single family homes, 116 condominiums or townhomes 
and 51 manufactured homes.  Through May 2022, there have been 306 single family home sales, 
52 condominium or townhomes sales, and 10 manufactured home sales. 
 
Determination of annual number of available allocations  
 
The Growth Management Ordinance does not specify how to determine the number of allocations 
that should be made available each year, only that “essential resources” must be considered in 
determining that number. For most of the Growth Management Ordinance’s history, a general 
rule of allowing up to 3% growth has been used.  
 
Various methods of determining the exact number of allocations to be made available have been 
used over the program’s history, resulting in a wide range of allocation maximums over the years, 
particularly before 1992. Unused allocations were carried over to the following years during a 
certain period, with adjustments made every few years. During a period in the 1990’s, the 
available allocations were increased by 3% each year, even though actual population growth was 
occurring at a slower rate during that same period. The growth management files from prior to 
2006 do not indicate the exact methodology used in determining the number of allocations.  
 
In 2006, the current method of determining the number of allocations was established. This 
method uses the most recent available Nevada State Demographer population estimates for 
Carson City (57,073) as the base for establishing the number of permits that would, in theory, 
result in 3% growth. This method also uses the latest available Census data for the average 
number of persons per household (2.32) to calculate the allocations.  Note that the 2010 Census 
indicated a household size of 2.54 persons per household.  As there are fewer persons per 
household based on the 2020 Census than reported in the 2010 Census, the growth rate of 3% 
will allow for more residences to achieve the 3% increase.  The details of the methodology used 
in determining the recommended allocations for 2023 are included in Attachment D. The 
methodology has been included in each report since 2006 to establish a consistent method that 
can be tracked through time.  
 
While the Growth Management Ordinance requires establishing the number of allocations to be 
made available in the second year and estimating the number for the third and fourth years, the 
ordinance also requires that these numbers be evaluated and set annually. Therefore, if certain 
service capacity issues arise in any given year, the estimated number of allocations for future 
years can be adjusted. Also, the number of allocations can only approximate how much actual 
growth will occur in the City.  
 
Commercial and Industrial Average Daily Water Usage Threshold 
 
The Growth Management Commission is also required to establish the average daily water usage 
threshold for Growth Management Commission review.  In considering commercial and industrial 
permits, CCMC 18.12.070 states, in part, that: 
 

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

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

 
 
In 2016, the City changed the threshold from 7,500 gallons per day to 15,000 gallons per day.  
The modification was due to “recent and continued improvements to the water system and 
additional water resources being produced and delivered from the Carson Valley ….”  In addition 
to the water infrastructure improvements, the City’s development standards and building codes 
have improved over the years to where water conservation measures, such as low-flow fixtures, 
are included as part of the standard requirements for new commercial and industrial 
development.”  
 
At its meetings of May 26, 2021 and June 30, 2021, the Growth Management Commission 
discussed the benefit of the Board of Supervisors identifying policies relative to considering “other 
effects of water usage.”  The objective was to have criteria for evaluating requests for building 
permits for uses that would exceed the threshold.  The Board of Supervisors agreed and in 
adopting Resolution No. 2021-R-23, included wording that states: 
 
“… the Growth Management Commission must first find that the use utilizes water conservation 
measures and techniques.  If that finding is made, the Growth Management Commission must 
consider if the use will promote health, welfare, safety or quality of life; or create quality jobs; or 
promote recreation and tourism.  If both such findings are made, an application under subsection 
5 can be granted.” 
 
This language is also present in the currently proposed resolution.  No applications have been 
submitted since the effective date of Resolution 2021-R-23. 
 

Project Address Request 
GM-2021-0131: Car Wash 3390 S Carson Street 29,500 gpd 
GM-19-141: RV Resort 1400 Old Hot Springs 33,793 gpd 
GM-18-190: RV Resort 1400 Old Hot Springs 68,500 gpd 
GM-16-161: RV Resort 1400 Old Hot Springs 59,700 gpd 
GM-15-039: Capitol Mall Project n/s Musser, s/s Robinson, w/s 

Stewart, e/s Curry 
334,339 
gpd 

GM-15-025: Car Wash 1250 & 1300 E William St 8,139 gpd 
GM-15-024: Car Wash 3555 S. Carson St. 8,139 gpd 
GM-14-163: Congregate Care / Nursing 
Home 

608 & 610 W Washington 19,280 gpd 

GM-14-005: Car Wash 2651 Hwy 50 E 13,438 gpd 
GM-10-093: Restaurant (Olive Garden) S Carson St. 9,100 gpd 
GM-07-114: Concrete Plant Operation 5855 Sheep Drive 8,700 gpd 
GM-08-077: Casino and Hotel 2670 HWY 50 and Lompa 82,916 gpd 



GM-2022-0273 – Growth Management Report 
June 29, 2022 
Page 11 of 11 

Per the memo of June 11, 2022, the Director of Public Works has advised that he is 
recommending keeping the threshold at 15,000 gallons per day.  However, Public Works is 
currently analyzing water usage data for commercial and industrial properties across Carson City 
to determine if an adjustment needs to be made to the current threshold.  Due to COVID, the 
analysis is taking longer than anticipated. 
 
ALTERNATIVES AND CONCLUSION: 
Per the Growth Management Ordinance, the Growth Management Commission must recommend 
the total number of available permits and the distribution between categories for the years 2023 
and 2024 and recommend an estimated number of total permits available for 2025 and 2026. A 
distribution of 43% to the “general property owner” category and 57% to the “development project” 
category has historically been established and is recommended to continue. The table below 
shows allocation alternatives for various growth rates and how these rates would affect the 
number of available allocations. 
 
Permit Allocation Alternatives 

Rate Category 2023 2024 2025 2026 
 Total 750 773 796 820 
3.0% General 323 (43%) 333 (43%) -- -- 
 Development 427 (57%) 440 (57%) -- -- 
 Total 625 641 588 603 
2.5% General 269 (43%) 276 (43%) -- -- 
 Development 356 (57%) 365 (57%) -- -- 
 Total 500 510 466 475 
2.0% General 215(43%) 219 (43%) -- -- 
 Development 285 (57%) 291 (57%) -- -- 

 
Carson City has historically based the number of available permits in a given year on allowing a 
maximum growth rate of 3%. Note that future allocation estimates assume a continued actual 
growth rate of 3% and are adjusted each year based on actual estimated population growth 
figures—i.e. actual growth of less than 3% would result in fewer allocations in future years.  
 
Staff recommends continuing the allocation system based upon a maximum growth rate of 3%. 
Refer to Attachment C to see how the allocations would be distributed throughout the year per 
the requirements of the Growth Management ordinance. The recommended allocation would 
allow the maximum flexibility in providing building permits as new development occurs, though 
longer-term growth is expected to continue at a moderate pace. Unnecessarily limiting the number 
of building permits could have a negative impact on the ability of developers to obtain financing 
for proposed developments and have a generally suppressive effect on the Carson City economy. 
Should a lower limit actually limit developers’ ability to increase the housing supply to meet market 
demand, it could also reduce the affordability of housing in Carson City. 
 
Please contact Hope Sullivan, Director of the Carson City Community Development Department, 
283-7922 or hsullivan@carson.org if you have any questions regarding the Growth Management 
program. 
 
Attachments: 
 A) Agency comments  
 B) Draft Resolution 
 C) Building Permit Distribution Table for 2022 (3%)   
 D)  Methodology, Number of Available Permits 
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