Douglas County Board of County Commissioners

Sitting As Redevelopment Agency
AGENDA ACTION SHEET

Title: For possible action. Discussion on the adoption of a Redevelopment Plan
for Redevelopment Area No. 2 within the Lake Tahoe Basin area of Douglas
County pursuant to NRS 279.564, and submission of the Redevelopment Plan
to the Douglas County Planning Commission for its report and
recommendation pursuant to NRS 279.570. (Zach Wadle)

Recommended Motion: Adopt the Redevelopment Plan for Redevelopment Area No. 2
within the Lake Tahoe Basin area of Douglas County pursuant to NRS 279.564, and submit the
Redevelopment Plan to the Douglas County Planning Commission for its report and
recommendation pursuant to NRS 279.570.

Financial Impact: Not applicable

Prepared by: Zach Wadle

Meeting Date: November 19, 2015 Time Required: 20 min

Agenda: Administrative

Background Information: On October 15, 2015 the Board approved Resolution 2015R-
068 designating Redevelopment Area No. 2 within the Lake Tahoe Basin area of Douglas
County for evaluation for redevelopment. Resolution 2015R-068 is attached as Exhibit A. On
November 10, 2015 the Douglas County Planning Commission unanimously selected
Redevelopment Area No. 2 for further redevelopment evaluation, found that the preliminary
redevelopment plan for Redevelopment Area No. 2 was sufficient under NRS 279.526, and
directed that the preliminary redevelopment plan be submitted to the Douglas County
Redevelopment Agency pursuant to NRS 279.528. A copy of the preliminary redevelopment
plan approved by the Planning Commission is attached as Exhibit B. NRS 279.564 next requires
the Douglas County Redevelopment Agency to adopt a more detailed redevelopment plan for
Redevelopment Area No. 2, and submit the proposed redevelopment plan to the Planning
Commission for its report and recommendation as to the plan’s conformity with the Douglas
County Master Plan and related planning documents. The proposed redevelopment plan is
attached as Exhibit C and is in compliance with the requirements of NRS Chapter 279.

Agenda Item #
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RESOLUTION 2015R-068
(Evaluation Area No. 2)

A RESOLUTION OF THE DOUGLAS COUNTY BOARD OF COMMISSIONERS
DESIGNATING AN AREA FOR EVALUATION FOR REDEVELOPMENT; AND
OTHER MATTERS RELATED THERETO.

WHEREAS, on October 2, 1997, the Board of Commissioners adopted Resolution
R97-069, establishing the Douglas County Redevelopment Agency; and

WHEREAS, NRS 279.518 provides that an area may be designated for evaluation for
redevelopment by resolution of the Board of County Commissioners; and

WHEREAS, the Board of County Commissioners desires that the area hereinafter
referred to as Evaluation Area No. 2, be evaluated to determine if a redevelopment project within
the area is feasible; and

WHEREAS, a redevelopment project shall be initiated within the area should it be found
that such a project is appropriate for redevelopment under NRS Chapter 279 and feasible;

NOW, THEREFORE, BE IT RESOLVED, that the Board of County Commissioners
does hereby resolve as follows:

SECTION 1. The Board of County Commissioners does hereby designate the area
shown on the map attached and identified as Exhibit A (Evaluation Area No. 2) and by this
reference made a part, as an area to be evaluated to determine if a redevelopment project is
appropriate.

SECTION 2. The Board of County Commissioners finds and declares that Evaluation
Area No. 2 requires study to determine if a redevelopment project within the area is feasible
(NRS 279.520).

ADOPTED this 15th day of October , 2015, the following vote:

Ayes: Commissioner ___Doug N. Johnson

Nancy McDermid

Barry Penzel

Steve Thaler

Nays: Commissioner __ None

Absent: Commissioner  Greg Lynn

%M\/_‘ Attest: “\é(ﬂ/k,m L\MAS-
Doug N? , Chairman Kathy Lewis, Douglas County Clerk

Douglas County Commissioners

la
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10.

Douglas County Planning Commission

AGENDA ACTION SHEET

Title: For possible action. Discussion on the selection of Redevelopment Area No. 2
within the Lake Tahoe Basin area of Douglas County, per the provisions of NRS
279.524-528, for evaluation and formulation of a preliminary redevelopment area plan to
be considered by the Douglas County Redevelopment Agency.

Recommended Motion: Move to select Redevelopment Area No. 2 as set forth in
Resolution 2015R-068, find the preliminary plan is sufficient under NRS 279.526, and
approve the preliminary plan for Redevelopment Area No. 2 including directing it be
submitted to the Douglas County Redevelopment Agency consistent with NRS.

KFunds Available: N/A

Prepared by: Larry Bender, Bender & Associates
Zach Wadle, DDA

Meeting Date: November 10, 2015 Time Required: 30 minutes
Agenda: Administrative

Background Information: On October 15, 2015, the Douglas County Board of County
Commissioners, which also serves as the board of the Douglas County Redevelopment
Agency (Agency), approved Resolution 2015R-068 designating a second, new
redevelopment area for evaluation and feasibility. The proposed Redevelopment Area #2
(Lake Redevelopment Area) includes properties in the casino-core area of Stateline, the
Edgewood Golf Course properties, and the Kahle Drive area. See Exhibit A. Nevada
Revised Statutes (NRS) Chapter 279, Redevelopment of Communities sets forth the
proper procedures for establishing redevelopment area plans. The Planning Commission,
per NRS 279, must also select the area(s) for evaluation as well as submit a preliminary
plan for each redevelopment area(s) selected to the Agency. Bender & Associates has
been retained as a professional services consultant to assist in this process, including the
preparation of the preliminary plan. See Exhibit B. Thus should the Planning
Commission approve and submit the preliminary plan to the Agency; the Agency will
then further analyze the area and prepare a full redevelopment plan. The full
redevelopment plan will then come back to the Planning Commission (tentatively
December 2015) for its recommendation per NRS Chapter 279. See Exhibit C. The

Agency was formed in 1997 and Redevelopment Area #1 (North County) and plan were
adopted in 1998,

Committee/Other Agency Review: N/A

Reviewed by:
E_Mﬁepartment Manager
CAG District Attorney

Commission Action:

Approved Apgroved with Modifications
eferred

Denied D
Other

Agenda Item # 2.
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DOUGLAS COUNTY PLANNING COMMISSION
PRELIMINARY PLAN
For the

DOUGLAS COUNTY REDEVEL®PMENT AGENCY

November 10, 2®15

Prepared by the
DOUGLAS COUNTY REDEVELOPMENT AGENCY
&
DOUGLAS COUNTY PLANNING COMMISSION

In cooperation with the

DOUGLAS COUNTY COMMISSION

ADouglas

Attachment: Prelim RDA Plan (1250 : Adoption of Redevelopment Plan for Redevelopment Area No. 2)
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Douglas County Nevada | Preliminary Plan

Introduction

This Preliminary Plan has been prepared to fulfill the requirements of Nevada Redevelopment Law as set
forth in Nevada Revised Statutes (NRS) Sections 279.524 and 279.526 concerning the selection and

amendment of a redevelopment area and the formulation of a Preliminary Plan. This Preliminary Plan
consists of text and a map.

Description of the Boundaries of the Redevelopment Area

The boundaries of Redevelopment Area Number 2 (referred to herein as the “Lake Redevelopment Area”)
are as shown on the Redevelopment Area Map which is attached as Exhibit A to this Preliminary Plan.

General Statement of Proposed Land Uses

On March 1, 2012 Douglas County adopted the Douglas County 2011 Master Plan Update. This Master Plan
included a Land Use Element, Washoe Tribal Lands Element, Housing Element, Transportation Element,
Agriculture Element, Environmental Resources and Conservation Element, Economic Development
Element, Historic Preservation Element, Parks and Recreation Element, Public Services and Facilities
Element, and Implementation. The Master Plan further refers to and incorporates the Tahoe Regional
Planning Agency (“TRPA”) Regional Plan updated in December 2012 as applicable to areas within the Lake
Redevelopment Area. On September 25, 2013 the Tahoe Regional Planning Agency (“TRPA”) adopted the
South Shore Area Plan (“SSAP”), governing land use within the Lake Redevelopment Area. In October 2014,
Douglas County proposed a Draft Tahoe Douglas Area Plan (TDAP) applicable to the Lake Redevelopment

Area. This Preliminary Plan is in thorough conformance with the Master Plan, the TRPA Regional Plan, the
SSAP, and the TDAP.

More specifically, the following general statements regarding land uses, layout of principal streets,

population densities, and building intensities and standards are proposed as the basis for the Lake
Redevelopment Plan.

It is proposed that, in general, the land uses for the properties in the Lake Redevelopment Area
(see exhibit A - map) shall be as described and defined in detail consistent with 2011 Master Plan Update,
the TRPA Regional Plan, the SSAP, and the TDAP. It is anticipated that the Redevelopment Plan will abide

by this detailed map and applicable land use provisions as they currently exist and as they may be amended
from time to time.

General Statement of Proposed Layout of Principal Streets

Itis proposed that, in general, the layout of the principal streets for the Lake Redevelopment Area be as

shown on the Redevelopment Area Map (see exhibit A - map). The major streets within or serving as the
boundaries to the Redevelopment Area are:

® US Highway 50 (terminating at the California state line)

Page | 1
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Douglas County Nevada | Preliminary Plan

e Kahle Drive
¢ Lake Parkway
e Stateline Avenue

In accord with the Douglas County 2011 Master Plan
and local codes and ordinances, existing streets within the Lake Redevelopment Area may be closed,
vacated, widened, realigned or otherwise modified, and additio
proper pedestrian and vehicular circulation, or other transporta

to time. However, no major changes or alterations to the existi
proposed Lake Redevelopment Plan.

General Statement of Proposed Population Densities

This Redevelopment Area will include commercial and re
general, the population density for any residential uses
as established and defined in the Douglas County 2011
SSAP, and the TDAP as they may be amended, or as oth

sidential and properties. It is proposed that, in

Master Plan Update, the TRPA Regional Plan, the
erwise provided in local codes and ordinances.

General Statement of Proposed Building Intensities and Standards

Itis proposed that, in general, building intensities and standards within the Lake Redevelopment Area be
controlled by procedures and criteria established in the Douglas County 2011 Master Plan Update, the

TRPA Regional Plan, the SSAP, the TDAP, and local codes and ordinances. Such criteria may include limits
on:

A. The percentage of ground area covered by buildings (land coverage).

B. The ratio of total floor area for all stories of the buildings

to areas of the building sites (floor area
ratio).

C. The size and location of buildable areas on building sites.

D. The height of the buildings
E. The number of required parking spaces.

Land coverage, sizes and locations of buildable areas should be limited, as necessary and feasible, to
provide adequate open space, parking access and other amenities.

It is proposed that building standards should generally conform to the building standards requirements of
applicable Douglas County codes and ordinances and State statutes.

Page | 2
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Douglas County Nevada | Preliminary Plan

Attainment of the Purposes of the Nevada Community Redevelopment Law

Certain goals and objectives have been identified in conn
accomplishment of which will attain the

and objectives of a redevelopment program for the new Lake Redevelopment Area are as follows:

ection with the Lake Redevelopment Area, the

A. The elimination and prevention of the spread of blight and deterioration, and the conservation,
rehabilitation and redevelopment of the Redevelopment Area in accord with the Douglas County

2011 Master Plan Update, the TRPA Regional Plan, the SSAP, the TDAP, the Lake Redevelopment
Area Plan, and local codes and ordinances.

B. Elimination of blighted areas which consist of social or economic liabilities, or both requiring

redevelopment in the interest of health, safety and general welfare of the people of Douglas
County.

C. Reduction of the conditions of blight which lend themselves to further obsolescence and
deterioration due to the lack of incentive of an individual landowner and the inability to improve,

modernize or rehabilitate a property while the condition of neighboring properties remains
unchanged.

D. Arresting the process of deterioration of a blighted area by redeveloping the entire area or a
portion of it.

E. The achievement of an environment reflecting a high level of concern for architectural, landscape,

urban design, land use, and environmental improvement principles appropriate for the attainment
of the objectives of the Lake Redevelopment Area Plan.

F.  The control of unplanned growth by guiding revitalization activities and new development in such a
fashion as to meet the needs of the Lake Redevelopment Area, and Douglas County and its citizens.

G. The retention of existing business by means of redevelopment and revitalization activities and by

encouraging and assisting the cooperation and participation of owners, businesses and public
agencies, in the revitalization of the Lake Redevelopment Area.

H. The encouragement of investment by the private sector in the development and redevelopment of

the Lake Redevelopment Area by eliminating impediments to such development and
redevelopment.

. Replanning, redesigning and developing areas which are stagnant or improperly used.
J.  Insuring adequate utility capacity for new development.

K. Redevelopment of dilapidated or deteriorating residential properties.

Page | 3
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Douglas County Nevada | Preliminary Plan

Redevelopment of the Lake Redevelo

pment Area pursuant to this Preliminary Plan and the above goals
and objectives will attain the redevel

opment purposes as specified in Nevada Revised Statutes by:

A. The elimination of blighting influences and the corre
among others, buildings and/or residential structure
work, incompatible and uneconomic land uses,

ction of environmental deficiencies including,
s in which it is unsafe for persons to live or
and small and irregular lots.

B. The assembly of land into parcels suitable for mo

dern, integrated development with improved
pedestrian and vehicular circulation.

C. The replanning, redesign, and redevelopment of areas which are stagnant or improperly used.

D. The provision of opportunities for participation b

Y owners and tenants in the revitalization of their
properties and businesses.

E. The strengthening of retail, tourist, gaming, residential and other commercial functions.

The strengthening of the economic base by stimulating new investment.
G. The expansion of employment opportunities.
H. The provision of an environment for social and economic growth.

The expansion and improvement of housing for low and moderate income persons.

J.  The installation of new, or replacement of existing,

areas which are currently inadequately served in re
utilities.

public improvements, facilities, and utilities in
gard to such improvements, facilities, and

Conformance to Douglas County’s Master Plan

Redevelopment of the Lake Redevelopment Area will follow

Update. For example, the Preliminary Plan will adhere to the Land Use Classifications described on pages 1-

176 of Chapter 2, and more specifically pages 90-100 of Chapter 2 of the 2011 Master Plan Update. See
Exhibit B (Pages 1-176 of Chapter 2 of the 2011 Master Plan Update)

the guidelines outlined in the 2011 Master Plan

Further, the Preliminary Plan focuses on the Lake Redevelopment Area which is in need of revitalization and

is located near Lake Tahoe. The reasons for and purposes of redevelopment in this area is captured in the

2011 Master Plan Update with statements such as: "The casino resort industry located in the Stateline area,

which is the largest employer in the County and provides tax revenues to support many important County
services, has been in decline due to the increase in gaming on tribal lands in California. It has also been
impacted, as well as other businesses in the area, as a result of the strict growth control measures and

complex land use regulations imposed by the TRPA, declining permanent population, a housing market
dominated by second homes, high unemployment rates.”

Page | 4
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Douglas County Nevada | Preliminary Plan

Further, "Due to the decline of the Lake Tahoe economy and a housing market dominated by second
homes, the population in the Lake Tahoe Regional Plan declined from 6,739 people in 2000 to 5,227 in 2010
(US. Census), with the loss of some 10,000 permanent residents basin wide since 2000. This decline in
population also resulted in declining school population and the closure of Kingsbury Middle school in 2011.”

Also, “Douglas County recognizes that the Lake Tahoe economy is suffering from complex land use
regulations, an aging built environment, the absence of a comprehensive multi-modal transportation

system, high unemployment rates, a declining permanent population, declining school enroliment, overall
economic decline and the lack of investment in community revitalization.”

Finally “in order to revitalize the Lake Tahoe economy, Douglas County has been focusing on Tahoe
Revitalization as part of the Economic Vitality and Strategy Action Plan. The goal is to transform the South
Shore area from its dependence on gaming to an outdoor recreation based economy.”

Formation of the Lake Redevelopment Area and formulation of the Lake Redevelopment Area Plan will

maintain consistency with the principles articulated in the 2011 Master Plan Update, and redevelopment
projects will be considered with these factors in mind.

General Impact of the Project Upon the Residents Thereof and Upon Surrounding
Neighborhoods

It is proposed that the principal purpose of the Lake Redevelopment Area Plan be the elimination and
prevention of blight through the assistance and encouragement of public and private rehabilitation and
redevelopment efforts, through selective land acquisition, clearance and disposition for private
redevelopment, and through the provision of new or replacement of existing public improvements,
facilities, and utilities within, and serving, the Lake Redevelopment Area. Direct redevelopment activity

should occur only when sufficient financial resources are available and such action will produce effective
and immediate redevelopment results.

The impact of the Lake Redevelopment Plan upon occupants of that area, and surrounding neighborhoods
may, in general, be in the areas of relocation, traffic circulation, public facilities and services, environmental
quality, employment opportunity and economic development. Redevelopment Agency activity in the
proposed Lake Redevelopment Area may include property acquisition, relocation of occupants or

businesses, demolition of structures, construction of public improvements, public/private partnerships and
land disposition for private development.

Report and Recommendations of the Planning Commission

NRS Section 279.528 requires that the Planning Commission submit the Preliminary Plan for the Lake
Redevelopment Area to the Redevelopment Agency for review and analysis. NRS 279.528 requires the
Redevelopment Agency to provide an analysis of the Preliminary Plan as part of its Report to the County
Commission. NRS 279.570 then requires that a report and recommendation of the Planning Commission be
developed and submitted to the Redevelopment Agency prior to the Plan's adoption. NRS 279.570 also

states that the Planning Commission must make a finding that the Redevelopment Plan conforms to the
Master Plan of the community.

Page | 5
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Dougias County Nevada | Preliminary Plan

* Itis anticipated that Douglas County’s Planning Commission will receive the Lake Redevelopment

Area Plan from the Douglas County Redevelopment Agency on November 20, 2015, and provide its
report and recommendations with findings that the proposed Redevelopment Plan conforms to
Douglas County’s 2011 Master Plan Update at its December 8, 2015 meeting.

The Planning Commission's report and recommendation
to the Report to the County Commission, or as part of th
proposed Redevelopment Plan.

will be submitted either as a supplement
e record of the joint public hearing on the

Page | 6
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Douglas County Nevada | Preliminary Plan

Exhibit A — Land Use Map
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Douglas County Nevada | Preliminary Plan

Exhibit B - Pages 1-176 of Chapter 2 of the 2011 Master Plan Update
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Chapter 2: Land Usc Element
Pagc | of 176

Introduction

The Land Use Element of the Master Plan is the principal Element in the Douglas County
Master Plan. This Element will help to protect the public health, safety, and welfare of
residents and property owners by providing sufficient land for residential, commercial,
mixed-use, industrial, and public uses and by locating these uses in appropriate locations.
The Land Use Element preserves and protects important natural and historic resources
and will cnable the County to provide adequate public services to serve existing and
future development. The Land Use Element is comprised of the following components:

1. General Land Use Goals, Policies, and Actions.

2. Regional Plans for Carson Valley, Pinenut, Sierra, Tahoe, and Topaz, which include
Goals, Policies, and Actions and associated future land use maps.

3. Community Plans for 13 separate communities in Douglas County which include
Goals, Policies, and Actions and associated future land use maps for each community.
There are 11 community plans for the Carson Valley Region and two community
plans for the Topaz Region.

Future Land Use

The Douglas County Master Plan contains 12 future land use designations which are
grouped into the following three categories: 1) Resource Uses; 2) Residential Uses; and
3) Non-Residential Uses. The future land uses are designed to reflect existing land uses
in the County as well as the most appropriate future land uses for the Regional and
Community Plans. The future land use designations insure adequate opportunities for
residential, mixed-used, and non-residential development and insure that urban densities
occur within existing towns or urban service areas. More specific information on the
future land use designations is provided below.

Resource Uses
Forest and Range Lands

This designation comprises the vast majority of the land within Douglas County. It
includes lands under private ownership, lands held by the U.S. Forest Service and Bureau
of Land Management (BLM), as well as Bureau of Indian Affairs (BIA) trust land. The
majority of the forest and range land is situated in the Pinenut, Sierra, and Topaz regions.

The intent of this designation is to maintain the resource and open space use and value of
the lands. Federally owned or controlled lands currently have a 40 acre minimal parcel
size. Private lands have a 19-acre minimum parcel size. Lands held by the Bureau of
Indian Affairs (BIA) as trustee (allotments) will have a 19-acre minimum parcel size to
the extent they are subject to the jurisdiction of Douglas County.

2011 DOUGLAS COUNTY MASTER PLAN
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Chapter 2: Land Usc Element
Page 2 of 176

Irrigated Agriculture Landy

There are several types of irrigated agricultural land within Douglas County. Much of
the agricultural land is currently being irrigated with surface water from the Carson
River, under the provisions of the Alpine Decree. This category represents the majority
of the irrigated agricultural lands in Douglas County. The second type of agricultural
land is irrigated from surface water sources other than the Alpine Decree or water from
groundwater wells. Additionally, there is also some irrigation with effluent from
wastewater treatment plants in the Carson Valley and Lake Tahoe, but such water is
generally supplemental to other primary irrigation sources. In addition to these general
catcgories, the Natural Resource and Conservation Service has established two distinct
categories of farmland, which are either prime farmland or farmlands of statewide and
local importance.

The intent of the agriculture land use designation is to recognize areas of irrigated
agricultural land use which are anticipated and encouraged to remain in this use in the
future. In general, this designation merely identifies existing irrigated agricultural land.
The minimum parcel size is 19 net acres.

Washoe Tribal Trust Lands

Washoe Tribal Trust Lands are depicted on all future land use maps. The Trust Lands
include the Dresslerville Community as well as the Silverado, Stewart Ranch, and Lower
Clear Creek Parcels. Since Douglas County has no development authority over the Tribal
Trust Lands, information on existing and proposed land uses is contained in Chapter 3,
Washoe Tribal Lands Element, of the Douglas County Master Plan.

Residential Uses

There are four residential land use designations. Two of these designations reflect urban
residential development. Urban residential development means that lots are smaller than
one-half acre in size and that urban services (i.e., paved roads, community water and
sewer, etc.) must be provided to serve the development. Urban residential uses are
planned only within identified Urban Service Areas, not in areas planned for rural
development.

There are also two rural residential land use designations. Areas shown for rural
development will have lots of one-half to five acres or more; services will be designed at
rural standards and rural design standards will be used to maintain the rural character of
these areas. These rural and urban land use designations reflect and are based on lot sizes
and development standards, and do not necessarily always parallel the facility or service
standards on which urban or rural service areas are based.

2011 DOUGLAS COUNTY MASTER PLAN
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Chapter 2: Land Usc Element
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Single-Family Residential

This designation is for single-family development with densities ranging from no less
than onc to a maximum of six dwelling units per acre. Typical residential uses in these
areas arc single-family homes on lots ranging from 8,000 to 12,000 square feet.
Townhomes, duplexes, some mobile home parks, and subdivisions may be developed
with this designation. Single-Family Residential is found only in the Urban Service
Areas of Minden, Gardnerville, Gardnerville Ranchos, and Indian Hills.

Single-family traditional development is also compatible with the Single-Family
Residential land use. Single-family development at traditional, local urban densities, can
range from five to 15 dwelling units per acre. It is intended to promote infill development
and development on underutilized parcels. It also allows development to take place with
urban setbacks and scale. It provides opportunities to develop single family uses such as
detached homes, semi-detached homes, and row houses. It is intended to promote
traditional development styles and historic architecture within the Towns and other
designated Urban Service Areas.

Multi-Family Residential

This designation supports the highest density planned in Douglas County. Development
ranges from no less than six to a maximum of 16 dwelling units per acre. Multi-Family
Residential provides opportunities for mixed-use projects that can encourage downtown
revitalization and realize efficiencies in the utilization of public services and facilities.
The Multi-Family Residential land use is located in the Urban Service Areas of Minden,
Gardnerville, Gardnerville Ranchos, and Indian Hills.

Single-Family Estates

Single-Family Estates is one of the two residential land use designations used in rural
areas and, to a small extent, in the periphery of urban areas. The residential density for
these areas is one to two acres per dwelling unit with the majority of homes on one and
two acre lots. Most of the Johnson Lane and Ruhenstroth communities are typical of this
residential land use. Rural services are planned for these areas and the County’s policies
support a continuing rural character. Many Single-Family Estates areas may be required
to be provided with centralized water and/or sewer facilities because of groundwater
quality concerns or proximity to sewer systems or other health and safety factors.

Rural Residential

Rural Residential land use is also rural in character, but it is intended to provide for larger
lot sizes than found in Single-Family Estates with residential densities from 1 unit per 5
acres up to 1 unit per 10 acres. The rural character of these areas should be maintained,
with adequate area for residents to keep and raise farm animals and horses. Development
will be served by septic systems and wells, and other services are planned at rural levels.
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Fish Springs, East Valley, the Chambers Field section of the Gardnerville Ranchos
community, and Topaz Ranch Estates are typical of this land use designation.

Future Development and Receiving Areas

There are Future Dcvelopment and Recciving Areas in several Community Plans,
including Agricultural, Airport, Gardnerville Ranchos, Genoa, Indian Hills/Jacks Valley,
Johnson Lane, Minden/Gardnerville, and Topaz Ranch Estates/Holbrook Junction. The
Receiving Areas provide opportunities for expansion of each Community Plan area at
urban densitics. It is anticipated that the density permitted by current zoning will be
increascd through the acquisition and transfer of development rights from Resource
Lands to these areas in order to allow and to provide for the increased density. Therefore,
existing zoning densities will remain and development may occur consistent with the
zoning designation. Additionally, each Receiving Area will be defined further by
specific detailed planning in order to accommodate the proposed increases in density.
Specific densities and uses, including commercial or industrial land uses, will be
established through specific planning processes. Residential densities are anticipated to
be urban in nature, ranging from 2.01 to 16 units per acre.

Within each Community Plan, the future development and Receiving Areas are described
in more detail and the general intent for land use density is provided along with policy
direction for establishment of the uses. The establishment of additional Receiving Areas
may be designated through the Master Plan Amendment process.

Non-Residential Uses

These land use designations identify areas planned for mixed-use, commercial, industrial,
and public use. The uses and intensities shown here are intended to describe the general
character of development.

Commercial

This land use designation includes a wide range of commercial activities as well as
mixed-used development to accommodate both residential and non-residential
development. Retail, office, or service uses are included in this designation. Commercial
uses include both neighborhood and general commercial uses and are planned within both
Urban Service Areas and Rural Areas. Within each community plan, additional
definitions of uses intended for each community area is described. A mixed-use
commercial and residential zone has been established in the Development Code for use in
Urban Service Areas to assist in retention of historic structures and downtown areas, as
well as to provide flexibility for large, planned commercial developments.

Industrial

This land use designation is intended to provide locations for existing and future
industrial uses, including office, warehousing, manufacturing, and assembly uses.
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Community Facilities

Public and quasi-public uses are included in this designation. Schools, the County
Courthouse, parks, and fire stations are examples of the public uses in this designation.
Churches and cemeteries are quasi-public uses, as are utility uses.

Recreation

This land use designation is to provide locations for private recreation uses and recreation
oriented facilities, such as golf courses, bowling alleys, racquetball clubs, tennis clubs,

fitness centers, and golf driving ranges, all privately owned. It is anticipated such
facilities will require urban services.

Figure 2.1 depicts future land use categories used in the Douglas County Master Plan as
well as the zoning districts that are equivalent with each future land use designation,

2011 ™ HUGLAS COUNTY MASTER PLAN

1.b

A\e

Attachment: Prelim RDA Plan (1250 : Adoption of Redevelopment Plan for Redevelopment Area No. 2)

Packet Pg. 62




Chapter 2: Land Usc Element

Page 6 of 176

Future Land Use Designations and Equivalent Zoning Districts

Figure 2.1

(Excluding Tahoe Regional Plan)

Future Equivalent
Land Use Base Zoning District
Designation (Does not include Overlay Zoning Districts)
Forest & Range FR-40 (Forest and Range — 40 acre minimum parcel size)
FR-19 (Forest and Range — 19 acre minimum parcel size)
Irrigated Agriculture | A-19 (Agriculture — 19 acre minimum parcel size)
Washoe Tribe Not Applicable

Rural Residential

RA-5 (Rural Agriculture - 5 acre minimum net parcel size)
RA-10 (Rural Agriculture — 10 acre minimum net parcel size)

Single-Family Estates

size)

size)

SFR-1 (Single Family Residential — 1 acre minimum parcel

SFR-2 (Single Family Residential — 2 acre minimum parcel

Single-Family
Residential

SFR-1/2 (Maximum density of one du per .5 acres)
SFR-12,000 (Maximum density of 3.63 du/acre)
SFR-8,000 (Maximum density of 5.45 du/acre)
SFR-T 8,000 (Maximum density of 5.45 du/acre)
SFR-T 6,000 (Maximum density of 7.26 du/acre)
SFR-T 4,000 (Maximum density of 10.89 du/acre)
SFR-T 3,000 (Maximum density of 14.52 dw/acre)

Multi-Family
Residential

MFR (Multi-Family Residential)
Maximum density of 16 du/acre

Receiving Areas

Base Zoning District

Recreation

PR (Private Recreation)

Commercial

NC (Neighborhood Commercial)
OC (Office Commercial)

GC (General Commercial)

MUC (Mixed Use Commercial)
TC (Tourist Commercial)

Industrial

LI (Light Industrial)
SI (Service Industrial)
GI (General Industrial)

Community Facility

AP (Airport)

PF (Public Facility)*

*Public Facility Zoning District is permitted with any Future Land Use
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General Land Use (LU) Goals, Policies, and Actions

Community Balance

LU Goal 1

LU Policy 1.1

LU Policy 1.2

LU Goal 2

LU Policy 2.1

LU Policy 2.2

LU Policy 2.3

LU Policy 2.4

LU Policy 2.5

To maintain a land use plan that manages growth at a sustainable
rate to maintain the treasured qualities of the county.

Douglas County shall work with the State Demographer to determine
the growth projections on a regular basis. This shall be used as a basis
for updates to the land use plan and build out analysis.

Douglas County shall update land use plans and build out analysis
when new projections are available.

To retain the beauty, the natural setting and resources, and the
rural/agricultural character of the county while providing
opportunities for managed growth and development.

Douglas County shall establish and maintain its land use plans to
provide areas for different types of future land use and intensity and

shall plan public services and facilities appropriate to the planned land
uses.

Douglas County shall plan for areas identified as rural communities,
urban communities, agricultural areas, and other non-urban areas. The
policies in this Land Use Element and in the Community Plans shall
pertain to these distinct areas of the county.

In planning for growth of its rural and urban communities, Douglas
County shall give first priority to development of vacant or under-
utilized land within the communities (“infill” and “redevelopment™)
and second priority to development that expands the community. The

County’s policies regarding public service provision shall support
these priorities.

Douglas County shall use its planning and development regulations to
protect residential neighborhoods from encroachment of incompatible
activities or land uses which may have a negative impact on the
residential living environment.

Proposed non-residential development adjacent to residential

neighborhoods shall be designed and sited to protect the privacy of
residences.
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LU Policy 2.6

LU Policy 2.7

LU Policy 2.8

LU Policy 2.9

Land Use Map

LU Goal 3

LU Policy 3.1

LU Policy 3.2

LU Policy 3.3

LU Policy 3.4

LU Policy 3.5

Douglas County shall require the undergrounding of new utility lines
and shall work with utility providers to encourage the undergrounding
of existing above ground utility lines.

In reviewing development proposals, Douglas County shall consider
issues of community character, environmental impact, resident
security and safety, aesthetics, and efficient service provision.

The County should include provisions within the Development Code
for acquisition, construction, and maintenance of trails and trailhead
facilities during project review. Such provisions may include allowing
developers to utilize a density transfer for land set aside for public
access or waiver of Parks and Recreation fees in lieu of dedication of
such lands to the County.

Douglas County shall include within its Development Code provisions
for review and approval of exterior lighting to reduce negative impacts
to the community while preserving the night skies of the county.

To use the Master Plan Future Land Use Map to graphically

depict the County’s desired community land use pattern and
character.

Douglas County shall maintain current land use and Zoning maps and
make them available to the public.

The Douglas County Master Plan Future Land Use Map shall be
defined as the set of maps depicting future land use in each region or
designated community and in other areas of the county. This set of
maps shall establish the general pattern of land use and intensity
appropriate to achieve the County’s goals.

Douglas County shall revise its zoning districts and other development
regulations as appropriate and on a continuing basis to allow
development compatible with the Master Plan land use designations.

Douglas County shall only approve requests for rezoning, special use
permits, the division of land, or other new development proposals or
public projects that are consistent with the Future Land Use Map, the
policies contained in this Land Use Element, and the other Elements of
this Master Plan.

Douglas County shall allow higher densities than shown in the land
use plan in Receiving Areas provided there are significant densities
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being transferred from the Sending Areas and the development
character is consistent with the overall residential area where the
project is proposed.

LU Policy 3.6 Clustering of units at densities above the range shown on the Land Use
Map may be approved on properties which include floodplains, steep
slopes, or other environmentally sensitive areas, if the cluster results in
the use of development potential outside these sensitive areas and
includes easements (or other mechanisms) to permanently retain
sensitive areas as open space. In no event shall clustering result in a
higher density for the overall project than the density shown on the

Land Use Map for the property, except as approved through density
bonus provisions.

LU Policy 3.7 Within all land use designations, the following factors, as further
defined in the Development Code, shall be considered in reviewing
and approving individual development proposals: a) outstanding
project design including sustainable planning practices; b) retention of
the site’s natural topography and vegetation; c) design supportive of
conservation of energy use; d) inclusion of amenities or designs that
enhance the community’s desired character; e) protection of moderate
or steep slopes, floodplains, or active fault zone areas; f) location in a
high fire hazard area; g) appropriate setbacks, access and traffic
circulation according to established standards; h) the County’s ability
to achieve other Master Plan goals and policies; i) ability to meet
established levels of service and follow facility design requirements;
and j) provision of affordable housing units or employment
opportunity for low and moderate income residents.

LU Policy 3.8 The Master Plan’s Future Land Use Map shall not be interpreted to
affect the status of existing uses, densities, or intensities that are not
consistent with the land use designation shown on the Land Use Map
for the site. Such uses shall be considered legal non-conforming uses

and the Development Code shall set forth specific provisions to
implement this policy.

Community Plans

LU Goal 4 To recognize the distinct character of individual communities and
encourage land uses consistent with this character.

Attachment: Prelim RDA Plan (1250 : Adoption of Redevelopment Plan for Redevelopment Area No. 2)
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LU Policy 4.2

The Future Land Use Map contained in each Regional and Community

Plan shall be interpreted according to the policies set forth in this Land
Use Element.

Urban Communities

LU Goal 5

LU Policy 5.1

LU Policy 5.2

LU Policy 5.3

LU Policy 5.4

LU Policy 5.5

LU Policy 5.6

To identify particular areas within Douglas County for
development as distinct urban communities.

In identified urban communities, the goals and policies of adopted

Community Plans shall apply as well as the policies contained in other
sections of the Master Plan.

Douglas County shall designate “Urban Service Areas” within
identified urban communities. Urban Service Areas are those areas
where development of an urban character exists or is developing. New
development in these areas may be approved by Douglas County if it
is consistent with the land use designations shown on the Land Use
Map, if services are available at the appropriate urban levels, if
applicable policies of the Community Plan and Master Plan have been
met, and developed in accordance with the provisions of the
Development Code.

Douglas County shall plan urban communities to provide a balance of

land uses, including sufficient commercial area to meet the needs of
community residents.

Within Urban Service Areas, Douglas County shall plan locations for
Multi-Family Residential uses along collector or arterial streets,
adjacent to non-residential uses, and adjacent to other residential areas
where the site configuration and project design can provide
compatibility between residential uses. Designated areas shall be

limited in size and location to not overly concentrate the multi-family
use.

Douglas County shall review the design of all multi-family residential
projects to provide future residents with a safe and functional living
environment, while maximizing project compatibility  with
surrounding uses, existing and planned. The design review process
shall address issues including, but not limited to, site design,
circulation and access (including access for people with disabilities),

landscaping, recreational amenities, energy conservation, grading,
drainage, and lighting.

Douglas County shall provide for the use of flexible community design
techniques within Urban Service Areas to establish or revitalize
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LU Policy 5.7

LU Policy 5.8

neighborhoods. Mixed-Use Commercial projects, high-density
traditional design, and Planned Developments are examples of these
techniques, which should be considered when site design or

ncighborhood compatibility concerns can best be addressed by a
projecct with a mix of uses or densities.

Douglas County and/or other entities shall plan and provide for
services to urban communities at established urban service levels.

Residential office uses shall be consistent with both the Single-Family
Residential designation and Commercial designation provided by and

established in accordance with the Douglas County Development
Code.

Rural Areas and Communities

LU Goal 6

LU Policy 6.1

LU Policy 6.2

LU Policy 6.3

LU Policy 6.4

To identify particular areas within Douglas County where the
residents desire to preserve or develop distinct rural communities.

In identified rural communities, the goals and policies of adopted

Community Plans shall apply in addition to the policies contained in
other sections of the Master Plan.

Rural areas and communities are those areas where development of
rural character exists or is developing. New development in these
areas may be approved by Douglas County if it is consistent with the
land use designations shown on the Future Land Use Map, if services
are available at the appropriate rural levels, if other policies of the
Community Plan and Master Plan have been met, and developed in
accordance with the provisions of the Development Code.

Rural development, for the purposes of this Master Plan, shall include
the residential land use designations of “Single-Family Estates” and
“Rural Residential.” Rural development may include local-serving
commercial, limited industrial, public, recreational, or agricultural uses
as are appropriate to the particular rural community.

Douglas County and/or other entities shall plan and provide for
services to rural communities at established rural service levels.

Commercial and Industrial Land Uses

LU Goal 7

To identify particular areas in Douglas County for commercial
and industrial development, consistent with the County’s
Economic Development Element.
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LU Policy 7.1 Douglas County shall encourage the design of new commercial
developments as integrated centers, or compatible infill within

developed communities, rather than as small individual  strip
development projects.

LU Policy 7.2 Douglas County shall establish design standards and guidelines to
ensure that commercial development in the historic centers of Minden,
Gardnerville, and Genoa is compatible with the traditional

development styles in these areas and creates or enhances distinct
identities for these areas.

LU Policy 7.3 Douglas County shall protect industrially-designated areas from

encroachment by incompatible uses and from the effects of
incompatible uses in adjacent areas.

LU Policy 74  Douglas County shall provide continued commercial and industrial
development within designated employment centers through a
combination of activities including public-private partnerships
provided that the development uses clean energy, mitigates impacts on
the environment, uses water conservation practices, adds value to
existing products or services in the county, pays high wages, attracts
professional service, and supports the quality of life in the county.

LUPolicy 7.5  Douglas County shall establish design standards and guidelines for
development in areas planned for commercial and industrial uses to
ensure that these areas develop with high-quality, compatible design.
Standards and guidelines shall address elements including, but not
limited to, minimum lot sizes, building scale, setbacks, lighting,
loading areas, landscaping, screening and fencing, accessibility to

people with physical disabilities, signage, internal circulation, and
building materials.

Phasing

LU Goal 8 To provide flexibility in project phasing to meet changing market
conditions while ensuring improvements are provided concurrent
with the demand for infrastructure and services,

LU Policy 8.1 Phasing of development projects shall be designed to function
effectively and independently for each phase.

Attachment: Prelim RDA Plan (1250 : Adoption of Redevelopment Plan for Redevelopment Area No. 2)
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LU Policy 8.3

LU Policy 8.4

through the resolution adopting the Specific Plan or a Development
Agreement.

Upon approval of a specific plan, the development of tentative and
final maps consistent with the specific plan may be submitted,

reviewed, approved, and recorded in accordance with NRS and
Douglas County Code.

Development project approval shall contain terms that plan for

potential abandonment or termination of the development prior to
completion.
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Regional and Community Plans

Introduction

Regional and Community Plans contain the detailed information about each region or
community within the county. The purpose of each plan is to ensure that the distinctive
character of each area is established, maintained, and enhanced. Douglas County is
divided into five Regional Plans: Carson Valley, Pinenut, Sierra, Tahoe, and Topaz. The
Carson Valley and Topaz Regional Plans also contain smaller community plans. The
Pinenut Regional Plan area contains 48.8% of the total area in Douglas County with

222,246 acres. The Sierra Regional Plan area is the smallest with 4.3% of the total area,
or 19,363 acres.

Figure 2.2 shows the total acreage for each Regional Plan Area in Douglas County.

Figure 2.2

Douglas County Regional Plans, by Acreage and Percentage
Regional Plan Acreage Percentage
Carson Valley 111,968 24.5%
Pinenut 222,253 48.8%
Sierra 19,363 4.3%
Tahoe 23,456 5.2%
Topaz 78,251 17.2%
Total 455,291 100.0%

To address issues that are unique to a region or community, policies are established in the
Regional or Community Plan that apply strictly to the defined area and deal with issues
that are special concerns to that community. These may include policies that contain
more detailed requirements for land use, development, or public improvements than are
identified in those Master Plan elements that apply county-wide. The Regional or
Community Plan also contains detailed implementation measures. These action measures
can address issues such as design standards and special use provisions. The goals and

policies contained in the Master Plan’s other elements also apply to the areas covered by
a Regional or Community Plan.

Each Regional or Community Plan begins with a statement describing the community or
area covered. Next, planning issues for the community are listed. These issues were
identified through public input at community workshops and meetings, surveys and
questionnaires, and by previous planning documents prepared in the course of preparation
of the Master Plan. Following the statement of issues, the Regional or Community Plan’s
goals, policies, and actions are listed.

Attachment: Prelim RDA Plan (1250 : Adoption of Redevelopment Plan for Redevelopment Area No. 2)
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Each section of the Regional or Community Plan contains a Future Land Use Map, which
shows the future land uses planned for a region or community. The designated land

uses, and the other policies sct forth in the text, determine what type and intensity of
future development will be supported by the County.

For some communitics, the Land Usc Map includes areas identified as “Future
Development and Receiving Arcas.” The land use mapped within these areas anticipates
the transfer of development rights from resource lands. The process for such transfers is
described in the Master Plan’s Growth Management Element. These areas are to be
planned in detail for varying densities of urban uses based upon further community

review and through a planning process in cooperation with the Towns, General
Improvement Districts, landowners, and Douglas County.
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Carson Valley Regional Plan

The Carson Valley is bounded by the Sierra Nevada Mountains on the west and the
Pinenut Mountains on the east. The north boundary is the Douglas County line, and the
south boundary is the California/Nevada state line. The valley averages 12 miles wide,
east to west, and 18 miles long. Ranching and farming are the heritage of the Carson

Valley. Although much of the ownership and boundaries have changed, the majority of
the significant farmland is still in operation.

The Carson Valley Regional Plan totals 111,968 acres, or 24.6 percent of the total
acreage in Douglas County. The Carson Valley has a very high percentage of low to
medium density residential development, constituting almost 98 percent of all residential
land use. High-density and very high-density residential uses occupy about 2 percent of
all residential land in Carson Valley. Agricultural lands account for 38,330 acres in the

Carson Valley. Carson Valley is also the location for most of the industrial and a
majority of the commercial land use in the county.

Within the Carson Valley Regional Plan there are 11 Community Plans. Each of the
communities has distinctive land use identities. The Carson Valley Community Plans are
listed in Figure 2.3, along with the corresponding acreage. The future land uses for the
Carson Valley Regional Plan are depicted on Map 2.1

1.b

Figure 2.3
Community Plans in Carson Valley Region, by Acreage

Community Plan Acreage Percentage
Agriculture (North, South, and Central) 33,272 29.7%
Airport 4,678 4.2%
East Valley 9,922 8.9%
Fish Springs 12,197 10.9%
Foothill 6,679 6.0%
Gardnerville Ranchos 6,673 6.0%
Genoa 6,363 5.7%
Indian Hills/Jacks Valley 5,056 4.5%
Johnson Lane 17,984 16.1%
Minden/Gardnerville 4,052 3.6%
Ruhenstroth 5,092 4.5%
Total 111,968 100.1%
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Map 2.1
Carson Valley Regional Plan Future Land Use Map

DOUGLAS COUNTY MASTER PLAN

PUTURE LAND USE < CARSON VALLEY REGION AL PLAN

Location Map
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North, Central, and South Agriculture Community Plan

Location and General Description

The Agriculture Community Plan includes smaller areas in the north, central, and
southern portions of Carson Valley. These three areas contain the majority of the farms
and ranch lands in Douglas County. The total acreage in the Community Plan is 33,272
acres. With the exception of the foothills in the northwest portion, there are no slopes

that exceed 15 percent slope. The majority of the community slopes gently to the
northwest.

Location and General Description

The community is comprised of agricultural open spaces with large distances between
residences. The housing pattern consists of larger single-family residential lots as well as
many ranches, including housing and outbuildings scattered throughout the community.
These ranch houses are placed among irrigated and non-irrigated fields.

The northern agricultural community was identified in the Douglas County Open Space
and Agricultural Lands Preservation Implementation Plan adopted in September 2000,
and updated in 2007, as being under significant development pressure and having a high
priority for preservation. Future development in this area should consider ways to set
aside large tracts of open space and vistas through the clustering or planned development
provisions identified in County Code. The north area contains Receiving Area, the
future Clear Creek Planned Development.

The 2010 population is 733 people. Map 2.2 depicts the future land uses for the
Agriculture Community Plan.

Key Issues

Refer to the Chapter 7, Agriculture Element, for current issues and specific provisions
relating to agriculture for this community.

Levels of Service

Rural service standards should be used to provide sufficient service to the community
while respecting the community’s character.
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North, Central, and South Agriculture (NCSA) Community Plan Goals, Policies,

and Actions

NCSA Goal 1

NCSA Policy 1.1

NCSA Policy 1.2

NCSA Policy 1.3

To preserve and enhance the existing scenic and resource

character of the north, central and south agricultural
communities.

The County shall use its Master Plan and development regulations

to maintain or enhance the existing rural and scenic character of
the community.

When adjacent to Federal lands, development as part of a Land

Division Application shall provide access to Federal lands as
determined by the Board of Commissioners.

The County shall work with the agriculture community to

implement the goals and policies in Chapter 7, Agriculture
Element.
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Map 2.2
North, Central, and South Agriculture Community Plan Future Land Use Map
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Airport Community Plan

Location and General Description

The Airport Community Plan is centrally located within the Carson Valley and includes
the area surrounding the Minden-Tahoe Airport and the identified Carson Valley Ranch

Receiving Arca, Carson Valley Business Park, Meridian Business Park, and Agriculture
lands.

While the Airport Community Plan has primarily focused on development and airport
related issues, the designation of a substantial amount of receiving area provides
additional opportunity for use of Transfer of Development Rights (TDRs), flood
protection, and airport buffering. The Minden-Tahoe Airport serves the county as an air
transportation center and includes access for personal business and corporate aircraft.

Agricultural and vacant lands comprise more than 50 percent of the community. The
wetland/floodplain in the southeast portion of the community provides an area for
groundwater recharge and area set aside for aviation safety within the Airport property.
The other half of the acreage is dedicated to community facilities, office, industrial uses,
and residential use. Agricultural lands exist along U.S. 395 providing a rural atmosphere
along the highway corridor.

There are 4,678 total acres of land, 3,766 of which are privately owned and 911 acres are
in public ownership. With the exception of about an acre of U.S. Forest Service lands, all
of the public land is owned by Douglas County.

The 2010 population is 85 people.

Existing and Future Land Use

The community facilities, located on the western portion of the airport property, include
aviation businesses, private aircraft hangars, and the Douglas County Public Works
Department. The Meridian Business Park and Carson Valley Business Park are located
in the community. There are approximately 1,000 acres of industrial land use planned for
future development in the community. Office industrial uses are encouraged along
Johnson Lane to buffer the residential uses to the north.

Map 2.3 depicts the future land uses for the Airport Community Plan.

Refer to Chapter 5, Transportation Element, and the Minden-Tahoe Airport Master Plan
for more information on the Minden-Tahoe Airport.
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Key Issues
Appropriate Industrial Development

With growing industrial development, access, aesthetics, and compatibility with airport
operations arc primary concerns.

Receiving Area Issues

The Receiving Area designation on approximately 1,400 acres is designated to allow for
development at a more rural density with lot sizes generally in the one-acre range
utilizing Singlc-Family Estates land use provisions. Services will include urban services
for water and sewer service from existing community systems and the balance of the
services will be rural in nature to be compatible with the surrounding community.

Levels of Service

Urban service standards should be utilized within the industrial, receiving area, and

public facility areas of this community. Rural service standards should be utilized in the
agricultural areas.
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Airport (AP) Community Plan Goals, Policies, and Actions

AP Goal 1

AP Policy 1.1

AP Policy 1.2

AP Policy 1.3

AP Policy 1.4

AP Policy 1.5

AP Goal 2

AP Policy 2.1

AP Policy 2.2

To promote the growth of the Airport community as an
employment center and transportation hub for County wide
economic development that is compatible with the built and

natural environments in the vicinity and consistent with the
Airport Master Plan.

Douglas County shall use its zoning, project review process, and
design guidelines to promote development that will enhance property
values and the aesthetics of the Airport community while still

maintaining a buffer around the Airport perimeter for safety and noise
abatement.

Office industrial uses are encouraged to be developed along the south
side of Johnson Lane and shall be designed to be compatible with

planned residential development in the vicinity, minimizing aesthetic
and other impacts.

Douglas County shall regulate direct access on Airport Road,
Heybourne Road, and East Valley Road to maintain the function and
safety of these collector streets.

Douglas County shall require the paving of all public roads in the
Airport community. Driveways, parking areas, loading areas, and

other high activity areas in non-residential developments shall be
paved.

A specific plan for the receiving area shall be prepared by the property
owner for review by Douglas County. Issues to be addressed, but not
limited to, include on- and off-site flooding and drainage controls,
infrastructure, including connection to community sewer and water

systems, traffic and roadways, land use compatibility, and overall
community design.

To promote planned development in the Airport community that
reduces risks related to airport activities.

The County shall preclude the development of high occupancy
structures and noise sensitive land uses in areas within the flight path
of the Minden-Tahoe Airport.

The County shall preclude land uses in the flight path that pose
unacceptable hazards to airport operations or development near the
Airport. These can include, but should not be limited to, uses that
attract flocks of birds, uses that attract wildlife, uses storing significant
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AP Policy 2.3

AP Goal 3

AP Policy 3.1

AP Policy 3.2

AP Policy 3.3

AP Policy 3.4

quantities of toxic or explosive substances, and uses that result in
reduced visibility and/or electronic disturbances.

The specific plan developed for the Receiving Area shall ensure

compatibility with the airport and be consistent with the Airport
Master Plan.

To ensure the timely provision of community facilities, services,
and infrastructure at levels adequate for the Airport community.

Douglas County shall plan and provide public facilities and services to
the Airport community at established urban levels of service, except
for agricultural and rural residential properties.

Douglas County should plan parks in the Airport community

consistent with the County’s park standards established in the Parks
and Recreation Element.

Douglas County shall promote the timely and orderly provision of
water and wastewater systems to serve urban development in the
Airport community. Priority shall be given to expansion of services

required to meet the needs of proposed industrial uses and the
receiving area.

The water system for the Airport community shall be designed to
provide adequate fire flow for non-residential developments.
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Map 2.3
Airport Community Plan Future Land Use Map
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East Valley Community Plan

Location and General Description

The East Valley Community Plan is located on the east side of the Carson Valley south of
the Johnson Lane community. The community enjoys views across the Carson Valley

agricultural lands and open spaces with the scenic vistas of the Sierra Nevada Mountains
and Pinenut Mountains.

The community of East Valley consists of approximately 9,922 acres and is primarily
composed of low density residential lots, agricultural lands, and public lands. There are
two significant non-residential areas generaling an employment base within the
community. The majority of this employment is attributed to the Bently Science Park
and the Aervoe-Pacific Corporation. Future industrial development expansion would be
most appropriately located in the Bently Science Park and the Aervoe Industrial Park
areas. Each of these industrial areas are planned to have the full array of urban services.

The primary design feature of the existing community of East Valley is the large lot
residential development often on scattered irregular-shaped parcels.

There are some areas of moderate (between 10 percent and 30 percent) to steep (greater
than 30 percent) slopes at the higher elevations in the eastern portions of the community.

Agricultural lands adjacent to Orchard Road south of Buckeye Road to the southern
limits of the community plan are considered prime farmland.

The 2010 population of East Valley is 1,524 people.

Existing and Future Land Use

Land Uses in the East Valley Community include irrigated agriculture, private range
land, and rural residential. There are 5,015 acres of existing residential developments.
Of the 5,015 acres of residential development, 4,779 acres or 95 percent are developed
with lots greater than one acre.

There are approximately 5,172 acres of non-residential land in East Valley. The non-
residential uses include 871 acres of industrial; 20 acres are designated for utility uses
and 64 acres for the Eastside Memorial Cemetery. The majority of undeveloped, non-
residential land is private, undeveloped land, consisting of 2,038 acres.
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Key Issues

Maintain Rural Atmosphere

Community residents supported quality growth which maintains the low density

residential development pattern that currently exists with minimum lot sizes of generally
2 to 5 acres.

Open Space Preservations

Clustering development and separating land uses with areas of large lot residential
development can help preserve the rural atmosphere.

Airport Compatibility

Land use and future development of the community should be compatible with airport
operations and land use.

Provision of Appropriate Levels of Service

Rural service standards should be provided in the rural communities while respecting the

character of the community. Adequate urban services need to be provided in advance of
any urban development.

East Valley (EV) Community Plan Goals, Policies, and Actions

EV Goal 1 To preserve and enhance the character of the existing rural
development in the East Valley community while establishing

urban development that is compatible with the built and natural
environments.

EV Policy 1.2 Douglas County shall designate East Valley as a community with rural
and potential urban service areas. The two industrial areas, Bently
Science Park and Sawmill Road, shall be developed with urban
services as they become available.

EV Policy 1.3 Douglas County should plan for a buffer or transition area separating
urban land uses from existing rural residential use.

EV Policy 1.4  Douglas County shall designate areas for industrial development and
provide for industrial expansion to accommodate existing industry, to

provide employment opportunities, and to support County-wide
economic development policies.
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EV Policy 1.5

EV Policy 1.6

EV Policy 1.7

EV Goal 2

EV Policy 2.1

EV Policy 2.2

EV Policy 2.3

EV Policy 2.4

EV Policy 2.5

EV Policy 2.6

EV Goal 3

EV Policy 3.1

Douglas County shall work with the BLM to identify areas to be
included as permanent publicly accessible open space along the
castern side of the East Valley community.

The Orchard Road corridor will be maintained at a ten (10) acre
minimum lot size.

All single-family estate designations within the community shall be
maintained at a two (2) acre minimum parcel size.

To ensure the timely provision of community facilities and
infrastructure at levels adequate for the rural and urban areas of
the East Valley community.

Douglas County shall cooperate with other providers to plan and
provide public facilities and services to the urban development area of
the East Valley community at established urban levels of service.

Douglas County shall cooperate with other providers to plan and
provide public facilities and services to the rural development areas of
the East Valley community at established rural levels of service. The
County shall work to upgrade facilities in existing rural areas over
time and with available resources.

Douglas County shall allow the use of individual sewage disposal
systems and domestic wells for service in rural residential areas of
East Valley, unless community water and sewer systems are available
or continuing water quality studies identify the need for community
systems,

Douglas County shall require community water and sewer systems for
new development in urban areas of East Valley.

Douglas County shall require the provision of urban services to all
industrial and commercial development in the East Valley area in
accordance with service areas consistent with this plan.

Douglas County shall plan, construct, and operate parks in the East
Valley community consistent with the County’s park standards
established in the Parks and Recreation Element.

To provide appropriate public safety service to the East Valley
community.

Douglas County shall cooperate with the East Fork Fire & Paramedic
District to provide adequate fire response times and fire suppression
facilities for the East Valley community. The establishment of a
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EV Policy 3.2

EV Goal 4

EV Policy 4.1

EV Policy 4.2

volunteer fire department in the East Valley community may be
necessary to implement this policy.

Douglas County shall work with the East Fork Fire & Paramedic
District and water providers to make available sufficient fire flow to
meet the needs of the East Valley community. The development of

fire fill stations or other water storage may be necessary to implement
this policy.

To preserve and provide recreational opportunities and open
Space areas appropriate to this rural community.

Douglas County should cooperate and strongly encourage the BLM to
plan, design, and maintain trails and public access points to the Federal
lands. Hiking, bicycling, and equestrian trails should be planned with
appropriately designed trailheads.

When adjacent to Federal lands, development as part of a Land

Division Application shall provide access to Federal lands as
determined by the Board of Commissioners.
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Map 2.4
East Valley Community Plan Future Land Use Map
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Fish Springs Community Plan

Location and General Description

The Fish Springs community is located in the Carson Valley Regional Plan and is
separated from the Carson Valley by the first range of hills of the Pinenut Range. The
community is mostly surrounded by hills. Fish Springs received its name from Fritz
Elges who constructed a covered dug-out reservoir in which carp (goldfish) were grown.
Thus, an early effort of aquaculture gave the area its name.

The community of Fish Springs enjoys the scenic sage-covered hills to the west, which
overlook this small valley. The pifion pine-covered Pincnut Mountains to the east,
contrasting with the open public lands and irrigated agricultural lands of the valley,
provide an amenity of special value to local residents.

The primary feature of Fish Springs is the large lot, generally scattered development
reflective of a rural settlement. Residences are single family, detached dwellings on lots
generally greater than one acre in size, located through the central portion of the
community along the gentle topography adjacent to Pinenut Creek. Steep slopes of over
30 percent are primarily concentrated in the extreme southeast and eastern areas of the
community. To the north, east, and south are the foothills, which nearly surround the
community.

This community is currently an area of individually built homes, and it is assumed this
pattern of development will continue. Fish Springs includes 12,197 acres of land area.
The 2010 population of Fish Springs is 685 people.

Existing and Future Land Use

The predominant land uses in the Fish Springs community are rural residential uses and
public open space. There are approximately 518 acres of land currently developed with
residential uses. Of the land developed as residential, about 20 percent is developed with
lots between ten and twenty acres in size; 80 percent of the residential development is
characterized by lots between one and ten acres. In general, the lot sizes north of Fish
Springs Road tend to be approximately five acres, while lots south of Fish Springs Road
are smaller, approximately two acres in size.

There is no commercial or industrial development in the Fish Springs community today.
There is only one public/institutional use, the Fish Springs Volunteer Fire Department.

Approximately 8,146 acres are currently undeveloped or in open space use. Almost 72
percent of this land is in public ownership. Slightly less than 17 percent is in private
ownership and used for rangeland.

Map 2.5 depicts land use for the Fish Springs community.
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Key Issues
Protection of the Community’s Rural Character

Fish Springs’ residents oppose high-density development, commercial development, and
any uses that would alter the rural, residential character of the community.

Open Space Buffer

Community residents wish to retain BLM lands as a permanent open space buffer around
the community.

Levels of Service

Residents favor rural service standards.
Fish Springs (FS) Community Plan Goals, Policies, and Actions

FS Goal 1 To preserve the existing rural residential character of the Fish
Springs community.

FS Policy 1.1 Douglas County shall designate Fish Springs as a rural community.
Urban land uses shall not be included in this community.

FS Policy 1.2 The Fish Springs Future Land Use Map does not include land planned
for future commercial use. Commercial development to serve a
neighborhood market shall not be considered consistent with the
desired character of the Fish Springs community.

FS Policy 1.3 Douglas County shall not plan to expand the Rural Residential areas in

Fish Springs until areas presently planned for this use are largely
developed.

FS Policy 1.4 Douglas County shall work with the Bureau of Land Management
(BLM) to establish a buffer of permanent, publicly accessible open
space around the Fish Springs community.

FS Goal 2 To ensure the timely provision of community facilities and
infrastructure at levels adequate for the rural Fish Springs
community.

FS Policy 2.1 Douglas County shall plan and provide public facilities and services to
the Fish Springs community at established rural levels of service.
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FS Policy 2.2

FS Policy 2.3

FS Policy 2.4

FS Goal 3

FS Policy 3.1

FS Policy 3.2

FS Policy 3.3

FS Goal 4

FS Policy 4.1

FS Policy 4.2

Douglas County shall require paving of collector roads within the Fish
Springs community. For roads within this rural community with lower
traffic volumes, Douglas County shall requirc road surfacing and
maintenance standards that retain the rural community character while
controlling dust and reducing maintenance costs.

Douglas County shall allow the use of individual sewage disposal
systems and domestic wells for service in this rural community, unless

continuing water quality studies identify the need for community
systems.

Douglas County shall not support the installation of street lights within
the Fish Springs community.

To provide appropriate public safety service to this rural
community.

Douglas County shall cooperate with the Fish Springs Volunteer Fire
Department and the East Fork Fire & Paramedic District to provide

adequate rural fire response times and fire suppression facilities for
this community.

Douglas County shall work with the Fish Springs Volunteer Fire
Department, the East Fork Fire & Paramedic District, and water
providers to make available sufficient fire flow, at rural standards, to
meet the needs of the Fish Springs community. The development of

fire fill stations or other water storage may be necessary to implement
this policy.

Douglas County should determine the appropriate route and plan for a
secondary emergency access for the Fish Springs community.

To preserve and provide recreational opportunities and open
space areas appropriate to this rural community.

Douglas County should cooperate and strongly encourage the BLM to
plan, design, and maintain trails and public access points to the Federal
lands. Hiking, bicycling, and equestrian trails should be planned with
appropriately designed trailheads.

Douglas County should plan parks in the Fish Springs community

consistent with the County’s park standards established in the Parks
and Recreation Element.
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FS Policy 4.3

When adjacent to Federal lands, development as part of a Land

Division Application shall provide access to Federal lands as
determined by the Board of Commissioners.
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Map 2.5
Fish Springs Community Plan Future Land Use Map
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Foothill Community Plan

Location and General Description

In the mid 1800’s, the two settlements established within the Foothill community were
Mottsville and Sheridan. Both of these names are used today to identify these settlement
areas. The scenic quality of the Foothill community is the picturesque setting
overlooking agricultural fields nestled at the foot of the pine-covered Carson Range of
the Sierra Nevada Mountains. This community is comprised of approximately 6,679
acres. The community enjoys a rural environment with a low population,

The northwestern edge of the Foothill community has steep slopes in excess of 30
percent. Otherwise, the community gently slopes to the east. Surrounding the
community are agricultural fields to the north, east, and south. This community contains
a clustering of homes along Foothill Road which serves as a central access spine for the
community. The majority of the streets in this community are two-lane paved roads with
open drainage ditches.

The 2010 population of Foothill is 1,337 people.

Existing and Future Land Use

Land uses in the Foothill community include irrigated agriculture, private range, and rural
residences. Approximately 1,857 acres have been developed for rural residential uses
with lot sizes between 1 and 10 acres. There is some residential development on smaller
lots (Sheridan Acres) with ot sizes of approximately one-half acre. This community is
currently an area of exclusive custom-built homes; and it is assumed this pattern of
development will continue.

Foothill has no commercial or industrial uses. The Sheridan Volunteer Fire Department
and the Mottsville Cemetery are the only public facilities located in the Foothill
community.

Most land in the Foothill community area has been developed at rural levels. 2,216 acres
of the land is in agricultural use, located primarily on the eastern half of the community.

Map 2.6 depicts land use for the Foothill Community.

Key Issues

Retain Rural Residential Character

Foothill residents expressed a desire to maintain the low density rural character and
prohibit any commercial development within the community.
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Natural Hazards

The natural features of the Foothill slopes create potential hazards for development.
These slopes have a high wildland fire hazard. There are also hazards due to steep

slopes, seismic activity along the Genoa Fault, natural drainage course and floodplain
arcas.

Protect Public Open Space

County cooperation with the U.S. Forest Service in planning and management for open
space will help achieve this objective. Public access to these lands should be established
for use by hikers and equestrian enthusiasts.

Develop a Local Park

Foothill residents indicated an interest in the creation of a local park located next to the
Volunteer Fire Department Station.

Levels of Service

Rural levels of service are proposed for this community with the addition of water system
supply for areas of higher concentration of development. Limitations on use of septic
systems may impact development in the community.

Foothill (FH) Community Plan Goals, Policies, and Actions

FH Goal 1 To preserve the existing rural residential character of the Foothill
community.

FH Policy 1.1 Douglas County shall designate Foothill as a rural community area.

FH Policy 1.2 Commercial development shall not be considered consistent with the
desired character of the Foothill community.

FH Goal 2 To ensure the timely provision of community facilities and
infrastructure at levels adequate for the rural Foothill community.

FH Policy 2.1 Douglas County shall plan and provide public facilities and services to
the Foothill community at established rural levels of service.

FHPolicy2.2  Douglas County shall require paved roads within the Foothill
community in light of the planned residential densities and the
proximity to paved major roadways.
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FH Policy 2.3

FH Policy 2.4

FH Policy 2.5

FH Policy 2.6

FH Goal 3

FH Policy 3.1

FH Policy 3.2

FH Policy 3.3

FH Policy 3.4

FH Goal 4

FH Policy 4.1

FH Policy 4.2

Douglas County shall allow the use of individual sewage disposal
systems in this rural community, unless continuing water quality
studies identify the need for a community system.

Douglas County shall plan for a consolidated water system for the
central area of the Foothill community.

Douglas County shall allow the use of domestic wells for service in
other parts of this rural community, unless continuing water studies
identify the need for a community system.

Douglas County shall not support the installation of street lights, curbs,
gutters, or sidewalks within the Foothill community.

To provide appropriate public safety service to this rural
community.

Douglas County shall cooperate with the Nevada Division of Forestry,
Sheridan Volunteer Fire Department, and the East Fork Fire &
Paramedic District to provide adequate rural fire response times and
fire suppression facilities for this community.

Douglas County shall work with the Nevada Division of Forestry,
Sheridan Volunteer Fire Department, and the East Fork Fire &
Paramedic District and water providers to make available sufficient
fire flow, at rural standards, to meet the needs of the Foothill
community. The development of fire fill stations or other water
storage may be necessary to implement this policy.

Douglas County shall require development in designated high fire
hazard areas to provide appropriate emergency access.

Douglas County shall require development of lands within areas of
identified active fault zones to conform to seismic development
policies.

To preserve and provide recreational opportunities and open
space areas appropriate to this rural community.

Douglas County shall work with the USFS to establish areas of

permanent, public accessible open space along the western boundary
of the Foothill community.

Douglas County should cooperate and strongly encourage the USFS to
plan, design, and maintain trails and public access points to the
adjoining Federal lands. Hiking, bicycling, and equestrian trails
should be planned with appropriately designed trailheads.
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FH Policy 4.3

FH Policy 4.4

Douglas County should plan parks in the Foothill Community Plan

consistent with the County’s park standards established in the Parks
and Recreation Element.

When adjacent to Federal lands, development as part of a Land
Division Application shall provide access to Federal lands as
determined by the Board of Commissioners.
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Map 2.6
Foothill Community Plan Future Land Use Map
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Gardnerville Ranchos Community Plan

Location and General Description

The Gardnerville Ranchos Community Plan lies in the south central portion of the Carson
Valley. The community, which was historically used as ranching land, now maintains
both urban and rural areas. The residents of the Gardnervi lle Ranchos community enjoy

the picturesque agricultural fields and the panoramic views of the pine-covered Carson
Range of the Sierra Nevada Mountains to the west.

Gardnerville Ranchos is primarily a residential community supplying over one-third of
the housing for the Carson Valley. The area has one of the most diverse housing markets,
ranging from apartment complexes, to one-third acre single-family lots, to 5-acre single-
family lots with custom built homes. The East Fork of the Carson River traverses the
northeast area of the community.

The Gardnerville Ranchos consists of 6,680 acres, or about 10 square miles, of which
agricultural lands make up 2,856 acres; and current and future residential, commercial,

and industrial lands make up a large majority of the balance of the area. Urban uses total
about 1,525 acres, or 26 percent of the Ranchos area.

The 2010 population of the Gardnerville Ranchos is 11,065 people. The Gardnerville

Ranchos is the largest community in the county and will remain one of the largest in the
future.

Existing and Future Land Use

Land uses in the Gardnerville Ranchos Community Plan are primarily residential in the
northern and eastern portions and agricultural in the southwestern and extreme west and
north portions. There is a range of residential densities in the Gardnerville Ranchos.

About 550 acres are developed with lot sizes between 1 and 10 acres. About 460 acres of
land have densities of 1 to 3.5 dwelling units per acre, approximately 219 acres of
residential development with 3.5 to 8 dwelling units per acre presently exist in this
community, and 38 acres have been developed at densities over 8 units per acre.

Commercial and office land use in the Gardnerville Ranchos is currently about 14 acres
but planned commercial allows for 81 acres. A neighborhood commercial area is
centered at the intersection of Kimmerling Road and Tillman Lane with smaller
commercial uses provided at entries to the community at Riverview and Dresslerville
Road. The major industrial use in this community is the Bing Materials facility. Smaller
industrial uses include a mini-storage facility. A number of public facilities are located in
the Gardnerville Ranchos to serve area residents.

Three areas are designated for future development and Receiving Areas. The area
surrounding the Bing Pit is designated as a Receiving Area, and it is anticipated that as
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the pit operation nears the end of its current use, urban uses would be compatible with the
area. A comprehensive specific plan which specifies densities and uses and mitigates
planning and cnvironmental issucs must be prepared and adopted prior to establishing
this arca for actual development and rights must be required to support the planned
densitics. The sccond area, which is commonly referred to as Ranchos 8 and 9 or the
undeveloped areas adjacent to the existing residential development on the east and south
of the community, is anticipated to be developed with a variety of densities compatible
with the existing neighborhoods and Washoe Tribe lands. Finally, the Receiving Area
east of Rubio is designated to allow for development at a more rural density with lot sizes
generally in the one-acre range utilizing Single-Family Estates land use provisions.

Map 2.5 depicts land use for the Gardnerville Ranchos community.

Kcy Issues

Retention of the Community’s Rural Character

With areas of the community planned and already developed for more urban uses, it will
be important to use techniques that separate the rural and urban uses effectively.

Adequate and Timely Provision of Community Services

Establishing distinct guidelines for the urban areas and the rural areas will aid the
community in enhancing its image and defining the boundaries.

Roads, Access, and Circulation Patterns
Collector roads should be identified and improved. Additional capacity, as well as more
efficient circulation patterns, are needed on several roads to serve the growing

transportation needs of the community.

Edna-Wilsef Ditch

Identify ways of protecting the Edna-Wilsef Ditch from the impacts of urban
development that borders the Ditch.
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Gardnerville Ranchos (GR) Community Plan Goals, Policies, and Actions

GR Goal 1

GR Policy 1.1

GR Policy 1.2

GR Goal 2

GR Policy 2.1

GR Policy 2.2

GR Policy 2.3

GR Policy 2.4

GR Policy 2.5

GR Policy 2.6

GR Policy 2.7

To preserve and enhance the existing character of the
Gardnerville Ranchos community.

Douglas County shall designate Gardnerville Ranchos as a community
with defined urban and rural areas. These areas shall be distinct and
different standards shall be applied to each area. Urban land uses shall

be located within the urban boundary and rural shall be outside the
urban boundary.

The County shall encourage development of neighborhood
commercial uses to adequately serve the Gardnerville Ranchos
community.

To provide adequate community facilities and services for
Gardnerville Ranchos.

Douglas County shall plan and provide public facilities and services to
the rural areas of Gardnerville Ranchos community at established rural
levels of service.

Douglas County shall cooperate with other providers to plan and
provide public facilities and services to the urban areas of the

Gardnerville Ranchos community at established urban levels of
service.

The County shall ensure adequate provision of park sites to meet the

needs of the growing urban community at standards established in the
Parks and Recreation Element.

Douglas County shall plan, construct and operate parks in the
Gardnerville Ranchos community consistent with the County’s park
standards established in the Parks and Recreation Element.

The County shall work closely with the Douglas County School
District in the development, maintenance, and joint operation of school
park sites in the Ranchos.

The County shall allow the use of individual sewage disposal systems
and domestic wells for service in rural residential areas of the
Gardnerville Ranchos, unless community water and sewer systems are

available or continuing water quality studies identify the need for
community systems.

Douglas County shall require community water and sewer systems for
new development in urban areas of Gardnerville Ranchos.
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GR Policy 2.8

GR Goal 3

GR Policy 3.1

GR Policy 3.2

GR Goal 4

GR Policy 4.1

GR Policy 4.2

GR Policy 4.3

GR Policy 4.4

GR Goal 5

GR Policy 5.1

GR Policy 5.2

Douglas County shall require the provision of urban services to all
industrial and commercial development in the Gardnerville Ranchos
community.

To provide appropriate public safety service to the Gardnerville
Ranches community.

Douglas County shall cooperate with the Gardnerville Ranchos
Volunteer Fire Department to provide adequate fire response times and
fire suppression facilities for the Gardnerville Ranchos community.

Douglas County shall work with the Gardnerville Ranchos Volunteer
Fire Department and the East Fork Fire & Paramedic District and
water providers to make available sufficient fire flow to meet the
needs of the Gardnerville Ranchos community.

To provide safe and convenient transportation routes within the
community.

Douglas County shall provide for an adequate system of arterial and
collector streets to create an efficient traffic circulation pattern.

Douglas County shall require that all arterial and collector streets in
new urban and rural development areas be paved.

Douglas County shall require the paving of local streets in new urban
and rural developments. Streets in urban areas shall be paved to urban
standards; streets in rural areas shall be paved to rural standards.

Douglas County should establish design standards for the creation of
gateways into Gardnerville Ranchos, in order to further delineate and
enhance the image of the community.

To preserve open space and a buffer between the Gardnerville
Ranchos and Minden-Gardnerville communities.

Douglas County shall place a high priority on maintaining floodplain
areas as open space that are recognized for their agricultural, drainage,
wetland, parkway, and greenbelt value.

When adjacent to Federal lands, development as part of a Land
Division Application shall provide access to Federal lands as
determined by the Board of Commissioners.
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Map 2.7
Gardnerville Ranchos Community Plan Future Land Use Map
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Genoa Community Plan

Location and General Description

The Genoa community area lies on the western edge of Carson Valley. The community
area boundaries include the Town of Genoa and a larger area surrounding the Town.
Much of the western boundary is formed by U.S. Forest Service property.

Part of Genoa’s charm is its attractive location nestled at the toe of the Carson Range of
the Sierra Nevada Mountains. Genoa is the oldest town within Nevada, settled in 1851.
Bordering lands to the north, east, and south are predominantly irrigated agriculture
fields. The community arca is comprised of approximately 6,374 acres.

The Town of Genoa is a small rural community, located where the valley meets the
mountains. The homes are single and detached, they tend to be 1 to 1 % stories high and
are small in size and simple in form. Lot sizes vary greatly, ranging from 0.04 acres to
19 acres in area. The setbacks of the houses vary with the older homes closer to the street
than current County zoning would permit. The commercial buildings along Main Street
observe nearly a uniform setback. Newer developments surrounding the older area of
town are larger lots, 1/3 - 1 acre. The Genoa Lakes project, located one mile north of
town is a planned neighborhood of 220 homes on lots from 1/3 to 1/2 acre in size with a
championship 18-hole golf course.

The 2010 population of Genoa is 935 residents. Most of this population lives in and
around the Town of Genoa.

Existing and Future Land Use

The Genoa community consists of the Town of Genoa and the outlying rural area. Much
of the Town of Genoa is included within a National Register Historic District and/or the
Genoa Historic District, which is a local district with boundaries based on the 1874 map
of the Town. The Town is the commercial and residential hub of the community.
Residential subdivisions are located to the east and in the Genoa Lakes subdivision to the
northeast of the Town. An approved development of approximately 300 homes and a
golf course is located on the Little Mondeaux Ranch, three miles north of the town. The
remainder of the outlying community is primarily agricultural,

There are about 387 acres of residential land in the community. About 87 percent of the
residential land is devoted to lots ranging from 1 to 10 acres. The balance of the
residential land is developed at densities ranging from 1 to 3.5 units per acre. Most of the
land within this latter category is located in the Town of Genoa.

The Town’s four acres of commercial development is located within the central portion
of Genoa and within an area that is on the National Register of Historic Districts. This
development includes both office and general commercial uses, Walley’s Hot Springs is
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located one mile south of Genoa and contains hot spring pools, restaurant, and timeshare
units.

The Genoa community possesses several restrictions to devclopment. Retention of
agricultural lands limit development throughout most of the community. Also, steep
slopes on the western edge of Genoa and the Historic District preclude or severely restrict
most development in Genoa. Additionally, new development when permitted in the
downtown historic Genoa area, must comply with strict architectural standards.

Douglas County Redevelopment Area No. 1 was adopted in 1998, which includes
properties within the Town of Genoa and surrounding areas. Refer to Chapter 9,
Economic Development Element, for more information on Redevelopment Areas.

Map 2.8 depicts the future land use for the Genoa Community Plan.

Key Issues

Retention of the Community’s Character
Preserving existing historic structures and ensuring that new development is compatible

with the character of existing development are two means of maintaining the Town’s and
community’s distinctive character.

Retention of Genoa's Historic Commercial Core

An active commercial center, with services provided for the Town’s visitor, will promote
both local and tourist needs.

Minimizing the Risks from Natural Hazards

The County should establish regulatory limits to development by natural hazards to
protect its citizens’ physical and economic welfare.

Provision of Appropriate Facilities

The Genoa area plan should balance the needs, desires, and resources of the community’s
residents by providing for levels of service that are appropriate to the demands for these
facilities.

Minimizing the Impacts of Traffic

Any future design modifications required to improve traffic flow should also maintain the
safety of pedestrians and the historic ambiance of the community.
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Genoa (GE) Community Plan Area Goals, Policies, and Actions

GE Goal 1

GE Policy 1.1

GE Policy 1.2

GE Policy 1.3

GE Policy 1.4

GE Policy 1.5

GE Policy 1.6

GE Policy 1.7

GE Goal 2

GE Goal 3

GE Policy 3.1

To preserve and enhance the existing character of the Town of
Genoa and Genoa community.

The County shall use its Master Plan and development regulations to
maintain or enhance the existing rural and historic character of the
community.

The County shall support the expansion of commercial development
within the Town of Genoa in a manner that is compatible with the
Town’s existing historic character. The retention of and expansion of
mixed commercial and residential uses in the designated commercial
area is encouraged.

The County’s development regulations should support growth in the
bed and breakfast industry in Genoa to preserve existing historic
homes and to promote tourism of Genoa’s historic resources.

The County shall continue to use design review to ensure that new
commercial development is compatible with the historic character of
the Town of Genoa. This process shall address the amount, scale,
design, location and intensity of new non-residential development.

The County should periodically review the advisability of expanding
the historic district.

The County shall encourage commercial development within the Town
of Genoa, along the Main Street commercial corridor, rather than
outside of the Town of Genoa.

The County should encourage the displacement of overhead power and
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