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PURPOSE 
The purpose of the Agriculture and Conservation Element is to provide an overview of the 
agriculture industry and to report on the conservation and preservation efforts of Douglas 
County. This chapter discusses conservation tools used to preserve agriculture farmlands 
as open space, the County’s Transfer Development Rights (TDRs) program, and the 
Southern Nevada Public Lands Management Act (SNPLMA). In addition to land 
conservation this section provides a discussion on renewable energy, water supplies (both 
surface and underground water sources) and water quality.   

GOALS 
The following are goals, policies, and actions for the Douglas County Agriculture & 
Conservation Element set forth future priorities for the County. 
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CURRENT TRENDS 
AGRICULTURE IN DOUGLAS COUNTY 
Agriculture is a primary sector of the 
economy that makes valuable use of 
natural resources through farming, 
ranching, aquaculture and similar 
industries. Douglas County has a 
long and evolving agricultural 
history. The County contains and 
receives a number of benefits from 
some of the finest agricultural lands 
in Nevada. These benefits include, 
but are not limited to, floodplain storage, stormwater conveyances, wildlife habitat, and 
wildlife migration corridors. For many people, the most obvious advantage of agriculture 
as a land use is the open space associated with thousands of acres of pasture and crop 
production; it contributes to the quality of life for residents and  defines the rural character 
of the County.   
 
The Agriculture industry (NAICS Sector 11) includes growing crops, raising animals, 
harvesting timber, and growing and harvesting fish and other animals. Agriculture 
establishments include, but are not limited to, farms, ranches, dairies, greenhouses, 
nurseries, orchards, and hatcheries. The two basic activities associated with this land use 
are agricultural production and agricultural support activities. 
 
PRIME FARMLAND SOILS 
Douglas County contains over 50,000 acres of different categories of prime farmland, 
according to the Natural Resources Conservation Service (NRCS) of the U.S. Department 
of Agriculture. Prime farmland soils offer the best physical and chemical characteristics 
for producing food, feed, forage, fiber, and oilseed crops. Diagram 1 displays the location 
of farmland in the entire County; Diagram 2 displays the location of farmland in the Carson 
Valley. Both diagrams group farmland into the following categories: farmland of statewide 
importance, prime farmland if irrigated, prime farmland if irrigated and drained, and prime 
farmland if irrigated and reclaimed of excess salts and sodium. Farmland of statewide 
importance and prime farmland if irrigated are located south of US Highway 208, in 
Antelope Valley, and throughout the Carson Valley adjacent to the East and West Forks 
of the Carson River as well as east of US Highway 395.  
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DIAGRAM 1 – PRIME FARMLAND IN DOUGLAS COUNTY 
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DIAGRAM 2 – PRIME FARMLAND IN CARSON VALLEY 
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FARMS IN DOUGLAS COUNTY 
There are different estimates regarding the number of farms in Douglas County. The 2012 
Census of Agriculture (U.S. Department of Agriculture) reports a total of 255 farms in 
Douglas County. The 2017 Census shows that number dropped to 239 farms in Douglas 
County. Table A1 includes information on the number of farms and farm acreage for 
Douglas County and other counties in Northern Nevada. Churchill County has the highest 
number of farms at 529 although Washoe County contains the most farm land with 
485,893 acres. Table A2, contains historical numbers on farms in Douglas County 
 

Table A1 - Farms in Selected Northern Nevada Counties (2017) 

County Number of Farms Land in Farms 
(acres) 

Average Farm Size 
(acres) 

Carson City 17 966 57 
Churchill 504 249,832 496 
Douglas 239 118,320 495 
Lyon 312 181,354 581 
Washoe 353 501,310 1,420 

Source: U.S. Department of Agriculture, Census of Agriculture 
 

The largest single agricultural commodity in Nevada is cattle and calves production. The 
number of head in Douglas County (2017 Census of Agriculture) was 17,023 and 
accounted for 3.6 percent of the state inventory. Lyon County had 53,063 head, or 11.1 
percent of the total; and Churchill County had 60,209 head, or 12.6 percent of the state 
total.  
 
 
 
 
 
 
 
  

As of January 1, 2016, farmers in Nevada are required 
to obtain a Producers Certificate to sell their farm 
products directly to the public. At present, there are 
only seven certified producers in Douglas County as 
compared to 205 certified producers statewide. DRAFT
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Table A2 - Census of Agriculture for Douglas County, 1945 to 2017 

Year Total Farms 
Land in 
Farms 
(acres) 

Average Size of 
Farm (acres) 

Total County Land 
Area (acres) 

Farm Land as 
Percentage of 

Total Land Area 
1945 131 216,678 1,654 450,683 48.1% 
1950 139 226,902 1,632 450,683 50.3% 
1959 108 235,016 2,176 450,683 52.1% 
1964 98 228,233 2,329 450,683 50.6% 
1969 99 160,861 1,625 450,683 35.7% 
1974 107 162,037 1,514 450,683 36.0% 
1978 131 107,307 819 450,683 23.8% 
1982 159 112,769 709 450,683 25.0% 
1987 202 114,574 567 450,683 25.4% 
1992 172 79,635 463 450,683 17.7% 
1997 156 90,372 579 450,683 20.1% 
2002 178 210,952 1,185 450,683 46.8% 
2007 179 91,046 509 450,683 20.2% 
2012 255 100,944 396 450,683 22.4% 
2017 239 118,320 495 450,683 26.3% 
Source: U.S. Department of Agriculture, Census of Agriculture 
 

The 2012 Census of Agriculture reported total land in farms at 210,952 acres in Douglas 
County in 2002. This appears to be an anomaly since the total land in farms acreage 
between 1992 and 2017 has ranged between approximately 80,000 and 118,000 acres. 
The Douglas County Assessor’s Office reports the total acreage which qualifies for NRS 
361 agricultural use value taxation is almost 77,000 acres as of October 2020. 
 
DEVELOPMENT REGULATIONS 
The Douglas County Consolidated Development Code (Title 20) contains the zoning and 
subdivision regulations for agricultural land uses. Title 20 spells out the County’s Right to 
Farm Policy, which says, in part, “it is the declared policy of Douglas County to conserve, 
protect, enhance, and encourage agricultural operations within the County.” This policy is 
intended to promote a good neighbor policy and to protect agricultural operations from 
nuisance complaints from adjacent owners of non-agricultural properties, provided the 
agricultural operations are conducted in conformance with County regulations. 
 
Agricultural uses are permitted in the Agriculture, 19-acre minimum, (A-19) Zoning 
District. Many land uses are allowed by right in the A-19 zoning district, such as 
agricultural products processing and animal keeping. Other uses, such as Agricultural 
Products Retail Outlet, are allowed by Special Use Permit only (requiring approval by the 
Planning Commission). 
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LOCATION OF AGRICULTURE IN DOUGLAS COUNTY 
Table A3 provides information on the amount of acreage in each Community Plan that 
qualifies for NRS 361A. The Property owners who are agricultural producers qualify for an 
agricultural use assessment based on NRS 361A. This statute, passed in 1975 by the 
Nevada Legislature, allows agricultural and open space real property to be considered 
separate classes for taxation purposes. Agricultural use assessments are lower than full 
cash value assessments. If properties are converted to a higher use, however, the property 
owner must pay the taxes deferred on the property for up to seven years. To qualify for 
this lower property value, the land must be devoted to agricultural use for at least three 
consecutive years prior and must produce a minimum gross income of $5,000 per year 
from agricultural activities. 
 

Table A3 - NRS 361A Agricultural Acreage, by Community Plan 

 Source: Douglas County GIS and Douglas County Assessor, October 2020 

 
 

 
 

  

Community Plan NRS 361A 
Acreage 

Number of 
Agricultural 

Parcels 

Total Parcel 
Acreage in 

Community Plan 

Percentage of 
NRS 361A 
Acreage 

Agricultural, Central 4,042 87 4,047 99.9% 
Agricultural, North 5,494 80 9,393 58.5% 
Agricultural, South 14,651 381 16,155 90.7% 
Airport 1,878 54 3,870 48.5% 
Antelope Valley 7,894 7 47,349 16.7% 
East Valley 996 38 8,755 11.4% 
Fish Springs 98 4 12,197 0.8% 
Foothill 2,742 108 6,679 41.1% 
Gardnerville 699 28 2,604 26.8% 
Gardnerville Ranchos 2,626 79 6,713 39.1% 
Genoa 2,661 45 6,363 41.8% 
Indian Hills/Jacks Valley 869 16 8,577 10.1% 
Johnson Lane 1,439 36 17,181 8.4% 
Minden 2,885 59 4353 66.3% 
Pine Nut Region 18,578 175 222,246 8.4% 
Ruhenstroth 606 7 5,092 11.9% 
Sierra Region 266 5 19,311 1.4% 
Tahoe Basin 0 0 23,458 0.0% 
Topaz Lake 985 2 4,089 24.1% 
Topaz Ranch 
Estates/Holbrook Jct. 6,677 65 26,813 24.9% 
Total Acreage 76,086 1,276 455,245 16.7% 
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DIAGRAM 3 –NRS 361 AGRICULTURAL PARCELS IN DOUGLAS COUNTY 
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DIAGRAM 4 –NRS 361 AGRICULTURAL PARCELS IN CARSON VALLEY 
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DIAGRAM 5 –NRS 361 AGRICULTURAL PARCELS IN SOUTHERN DOUGLAS COUNTY   
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CONSERVATION IN DOUGLAS COUNTY 
Air Quality 
Under the 1970 Clean Air Act, the Environmental Protection Agency (EPA) is required to 
set National Ambient Air Quality Standards (NAAQS) for six common criteria air pollutants: 
ozone, particulate matter, carbon monoxide, nitrogen dioxide, sulfur dioxide, and lead. 
The NAAQS include primary and secondary standards. The primary standards are 
intended to protect public health while the secondary standards protect public welfare 
(e.g., soils, water, vegetation). The State Air Quality Planning Division monitors and reports 
on air quality for all Nevada counties, except Clark and Washoe Counties. 
 
There are two air quality-monitoring stations in Douglas County. One station is operated 
by the Bureau of Air Quality in the Nevada Division of Environmental Protection (NDEP) 
and is located in Aspen Park within the Gardnerville Ranchos General Improvement 
District. The other monitoring station is operated by the Tahoe Regional Planning Agency 
(TRPA) for purposes of monitoring TRPA Thresholds and is located on Market Street in 
the Lake Tahoe Basin. The Aspen Park 
station is a special purpose-monitoring site 
(recognized by EPA since 2013, but in 
existence since 2006) which monitors 
particulate matter (PM) pollution of 2.5 
micrometers in diameter or smaller in 
ambient air.   
 

PM 2.5 can deleteriously affect people with lung and heart conditions, especially in 
sensitive groups such as the elderly, pregnant women, fetuses, and children; and 
contributes to visible haze (smog) in the atmosphere. Under NAAQS, PM 2.5 is not allowed 
to exceed 11 micrograms per cubic meter of air for the Annual Design Value or 35 
micrograms per cubic meter of air for the 24-hour design value. 
 

One micrometer is defined as one-
millionth of a meter in width; 2.5 
micrometers pollution is so small that it 
can only be seen with an electron 
microscope. 
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Figure A1 displays the 24-hour design values for PM 2.5 since 2006 at the Gardnerville 
Ranchos air quality monitoring station. Although this monitoring station shows that PM 
2.5 standards have been below the 24-hour design value of 35 micrograms per cubic 
meter, there have been exceedances. The EPA exception events rule allows states to “flag” 
data as an exceptional event and to exclude the data for this reason. NDEP believes these 
PM 2.5 exceedances (EE) are usually caused by wildfires in Douglas County and 
surrounding regions.  
 
 

Figure A1 – Gardnerville Ranchos PM 2.5 Monitoring Station 24  
Hour Design Values (EE Excluded) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
There are currently seventeen (17) businesses in the County that operate with NDEP air 
quality permits, including Starbucks, Harrahs, Harveys, and Bing Construction. Any process 
or activity that is an emission source requires an air quality permit from NDEP to ensure 
that regulated pollutants do not harm public health or cause deteriorated conditions in 
areas that have clean air. Table A4 provides additional information on the companies with 
air quality discharge permits in Douglas County. Air quality operating permits are 
categorized as either Class 2 or Class 3 based on the amount of emissions. 
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Table A4 – Companies with Air Quality Operating Permits 

Company Class Emissions 
(ton/year) 

A & A Construction, Inc. Class 3 0.8697 

Aervoe Industries, Inc. Class 2 0.0257 

American Avk Company Class 2 3.9887 

Bing Construction Co. Of Nevada Class 2 14.4297 

Carson Valley Veterinary Hospital Class 3 0.5117 

Columbia Properties Tahoe, LLC Class 2 6.8817 

Harrahs Lake Tahoe Hotel Casino Class 2 82.4117 

Harvey’s Resort Hotel Casino Class 2 12.0477 

New Cingular Wireless PCS, LLC DBA AT&T Mobility Class 3 0.0207 

North Sails Nevada Class 2 3.1967 

OS Operations, Inc. Class 2 9.077 

Starbucks Coffee Company Class 2 152.625 

Verizon Wireless Class 3 0.171 

Verizon Wireless Class 3 0.016 

Verizon Wireless Class 3 0.009 

Verizon Wireless Class 3 0.002 

Verizon Wireless Class 3 0.010 

Source: Bureau of Air Quality, Nevada Division of Environmental Protection, December 2016 

 
PROTECTION OF OPEN SPACE AND SENSITIVE AREAS 
Open space areas in Douglas County include public lands managed by the Bureau of Land 
Management (BLM) and the U.S. Forest Service (USFS), agricultural areas, and 
undeveloped private lands. Many of these areas include floodplains and wetlands and 
provide important ecosystem benefits. In addition, protection of open space areas helps 
to preserve the scenic qualities of the County. Private open space lands can be protected 
from development through one of the following: fee simple purchase, purchase of 
development rights, or else through conservation easements.  
 
NRS 111.390 through 111.440 is the Nevada Conservation Easement law. Open space 
easements and acquisitions have been purchased through the County’s Transfer 
Development Rights (TDR) program and the Southern Nevada Public Lands Management 
Act (SNPLMA). The County’s development regulations also help to protect open space 
through the Planned Development Overlay District and the Clustered Development 
provisions of the Development Code. 
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Transfer Development Rights Conservation Easements 
The County’s TDR program was adopted in 1996 and allows property owners in “sending 
areas” (A-19 and FR-19 Zoning Districts) to transfer their development rights to 
designated receiving areas based on execution of conservation easements. Property 
owners obtain bonus development rights if the conservation easement includes 
floodplain acreage. To date, 4,065.40 acres of private land have been preserved as open 
space under the County’s TDR program. Table A5 provides information on the lands 
protected as open space during the last 20 years. 
 

Table A5 – TDR Conservation Easements, 2002-2020 

Property Owner Conservation Easement (Acreage) 

Alton and Susan Anker 375.77 

Galeppi Land & Livestock 700.02 

Henningsen Nevada Trust 100.48 

Hussman Land & Livestock 260.74 

Kent and Marie Neddenriep 100.42 

Little Mondeaux Limousin Corp. 2,238.81 

West Side Nevada LLC 289.16 

Total 4,065.40 
              Source: Douglas County Community Development Department 

 

Diagram 6 depicts the location of the conservation easements created through the TDR 
program. Additional information on the development rights created by the TDR program 
is provided in the Growth Management Element. 
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DIAGRAM 6 – TDR CONSERVATION EASEMENTS 
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Southern Nevada Public Lands Management Act 
The Southern Nevada Public Lands Management Act (SNPLMA, Public Law 105-263) was 
passed in 1998 and allows the Bureau of Land Management (BLM) to utilize the proceeds 
from BLM land sales in Clark County for different purposes, including acquisition of 
environmentally sensitive lands. The first SNPLMA environmentally sensitive land 
transaction in Douglas County was the 300-acre conservation easement for the Hussman 
property in Gardnerville. 
 

Table A6 – Completed SNPLMA Environmentally Sensitive Land Acquisitions, 2004-2020 
 

Project Name & Property 
Owner 

Acres Description 

Carson Valley Conservation 
Easement Group A – Hussman 

300.00 
BLM purchased the conservation easement for this property in 
FY 2006 

Carson Valley Conservation 
Easement Group A – River Fork 
Ranch/Nature Conservancy 

739.00 
BLM purchased the conservation easement for this property in 
FY 2007 

Carson Valley Conservation 
Easement Group B - White 

139.00 
BLM purchased the conservation easement for this property in 
2008 

Carson Valley Conservation 
Easement Group B - Stodieck 

153.00 
BLM purchased the conservation easement for this property in 
2009 

Carson Valley Conservation 
Group D - Scossa 

530.00 

BLM purchased the conservation easement for two parcels in 
2008. The property contains hot springs and the only known 
colony of the Carson Valley Silverspot Butterfly in Douglas 
County 

Adams Canyon – Eagle Ridge at 
Genoa 

722.47 
The U.S. Forest Service purchased this inholding in 2007. The 
property includes a segment of the Pony Express Historic Trail 
and provides critical deer winter range habitat 

Ranch 1 - Lekumberry 357.44 

BLM purchased the conservation easement for three separate 
parcels in 2014, including the Wasson Ranch, the 
Slaughterhouse Ranch, and a parcel located along Centerville 
Lane. The easements will protect habitat for sensitive and 
listed species and floodplain functions of the Carson River 

Bently Pine Nut Parcels – Bently 
Enterprises 

14,147.03 

BLM will purchase vacant land which includes more than 
9,000 acres of Sage-Grouse habitat, Washoe Tribe cultural 
sites, riparian areas, mule deer, antelope, and bird migratory 
corridors 

Jacks Valley Ranch 
Conservation Easement - 
Ascuaga 

1,233.00 

The U.S. Forest Service will acquire a conservation easement 
over 1,233 acres of ranchland and forest to protect migratory 
corridors, wildlife habitat, historic structures, and Native 
American cultural resources. 

TOTAL 18,320.94  
Source: BLM SNPLMA Search Engine (www.blm.gov/snplma ) 
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Recently, land around the Dangberg Home 
Ranch was chosen for SNPLMA funding. 
With this latest project, BLM will acquire an 
agricultural conservation easement on 
approximately 1,373 acres of the historic 
Dangberg Home Ranch to consolidate federal management of other BLM-owned 
conservation easements and create a large unfragmented agricultural landscape. This 
project is currently in progress and not yet completed. Additionally, the BLM is currently 
in the process of acquiring approximately 14,522 acres of vacant land located in the Pine 
Nut Mountain range, to consolidate federal ownership and management for the 
protection of Bi-State Sage-grouse habitat, cultural resources, riparian areas, and other 
wildlife habitat, as well as for the improvement of public access. Once completed, these 
two projects will add nearly 16,000 acres of additional lands acquired or conserved 
through the SNPLMA program.    
 

 
Staff photo. Dangberg Home Ranch 2020 

 
Diagram 7 displays the location of Completed SNPLMA Conservation Acquisitions and 
Easements in the Carson Valley portion of Douglas County. 

 

SNPLMA has protected 18,320.94 acres in 
Douglas County. An additional 15,895 
acres are currently in progress for 
acquisition or conservation. 
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DIAGRAM 7 – COMPLETED SNPLMA ENVIRONMENTALLY SENSITIVE LAND 
ACQUISITIONS 
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FLOODPLAIN PROTECTION 
Douglas County includes 31,582 acres of riverine and alluvial fan floodplains. Riverine 
floodplains allow flood waters to disperse over normally flat areas adjacent to rivers and 
streams and reduce the energy of the water flow, thus protecting downstream 
properties. Riverine floodplains provide areas of groundwater recharge as well as 
wildlife habitat areas, and their locations are relatively predictable. Alluvial fan 
floodplains, on the other hand, are not easily predictable, carry high velocity flows, and 
often carry sediment.  

 
Table A7 – 100 Year Floodplain Acreage, by Community Plan Area 

Community Plan 
Total Acreage 

100 Year  
Floodplain Acreage 

Percentage in 
Floodplain 

Agricultural, Central 4,519.71 594.91 13.2% 
Agricultural, North 12,904.96 4,860.59 37.7% 
Agricultural, South 15,847.30 9,024.15 56.9% 
Airport 4,678.00 407.91 8.7% 
Antelope Valley 47,348.90 1,573.62 3.3% 
East Valley 9,922.45 757.97 7.6% 
Fish Springs 12,197.05 525.72 4.3% 
Foothill 6,679.16 358.00 5.4% 
Gardnerville Ranchos 6,672.82 1,093.03 16.4% 
Genoa 6,362.75 2,129.07 33.5% 
Indian Hills/Jacks Valley 5,056.27 758.52 15.0% 
Johnson Lane 17,984.13 1,348.24 7.5% 
Minden/Gardnerville 4,052.55 1,785.05 44.0% 
Pinenut 222,245.87 2,450.43 1.1% 
Ruhenstroth 5,091.94 1,009.40 19.8% 
Sierra 19,369.53 4.23 0.0% 
Tahoe Basin 39,249.66 487.63 1.2% 
Topaz Lake 5,145.08 204.14 4.0% 
Topaz Ranch Estates/Holbrook Jct. 26,813.46 2,209.05 8.2% 
TOTAL 472,141.59 31,581.66 6.7% 
      Source: Douglas County GIS 

 
 
 

  
The majority of floodplain areas in Douglas County are 
located in the Carson Valley. Of the 31,582 acres of 
floodplain in the County, 24,653 acres, or 78 percent, 
are found in the Carson Valley. 
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Diagram 8 displays the location of floodplain areas within the Carson Valley portion 
of Douglas County.  

December 2015: Muller Lane 
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DIAGRAM 8 – FLOODPLAIN AREAS IN CARSON VALLEY 
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Many of the riverine floodplain areas in the Carson Valley have been protected from 
development through Douglas County’s Transfer Development Rights (TDR) program. As 
shown in Figure A2, 72 percent of the conservation easement acreage (2,941 acres) is 
located inside floodplains. 
 

Figure A2 – Douglas County TDR Conservation Easements Protecting Floodplains  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Floodplain regulations and public safety issues are discussed in the Public Safety Element 
of the Master Plan. 
 
RENEWABLE ENERGY 
The State of Nevada Renewable Portfolio Standard, as set forth in NRS 704.7801, has set 
a goal of 50 percent renewable energy by 2030. The portfolio standard requires each 
electric utility in Nevada to sell a percentage of electricity from renewable sources. This 
percentage increases every year until reaching the 50 percent standard. For calendar year 
2020, not less than 22 percent of the total amount of electricity sold by the provider to its 
retail customers in Nevada must be from renewable sources.  
 
The Governor’s Office of Energy manages several tax incentive, grant, and loan programs 
to encourage the development of clean energy in Nevada. The Office of Energy has 
provided six (6) Direct Energy Assistance Loans (DEAL) to state employees who live in 
Douglas County. The DEAL program provides up to $6,000 in loans for energy efficiency 
upgrades. To date, the Office of Energy has not provided any renewable energy tax 
abatements to Douglas County. 

72% 

28% 
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Douglas County has amended its development regulations during the last ten years to 
encourage the development of different types of renewable energy in the County. For 
example, the County adopted new wind energy regulations in 2007. The County also 
adopted regulations for solar facilities as accessory land uses. Consistent with state law, 
the County adopted new regulations for solar facilities as primary land uses in 2014. NRS 
278.26503 requires local jurisdictions to permit renewable energy projects with nameplate 
capacity of at least 10 megawatts. 
 
Subsequent to the adoption of the new ordinance to facilitate development of stand-
alone solar facilities, two solar facility applications were denied by the County: one in the 
East Valley Community Plan and another one in the South Agricultural Community Plan. 
In June 2016, the County adopted a more restrictive solar facility ordinance (Ordinance 
2016-1457). The new ordinance permits solar facilities with nameplate capacity of at least 
10 megawatts only in the FR- 40 zoning district by special use permit. In addition, the new 
ordinance includes new criteria to address scenic and environmental concerns about solar 
facilities. The solar facilities ordinance does not permit applications for solar facilities with 
less than 10 megawatts of nameplate capacity. 
 
WATER 
Douglas County includes 26 square miles of 
surface water bodies and seven different 
groundwater basins. The largest surface water 
body is Lake Tahoe and the largest groundwater 
basin is the Carson Valley Hydrographic Basin. The 
potable water supply is largely dependent on 
groundwater wells while irrigation water is largely 
dependent on surface water. Water quality is 
compromised from non-point sources that 
threaten both surface waters and underground 
aquifers. More information on water supply and 
water quality is presented below.  
 

 
 
 
 

Most significant water basins are: 
Carson Valley, Lake Tahoe, and 
Antelope Valley basins. The County 
also includes small portions of the 
Churchill Valley, Dayton Valley, Eagle 
Valley, and Smith Valley water basins. 
Diagram 9 depicts the different 
hydrographic basins in Douglas 
County. 

Water Basins in Douglas County 
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DIAGRAM 9 – HYDROGRAPHIC BASINS IN DOUGLAS COUNTY 
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Water Supply 
The State of Nevada is responsible for protecting this critical resource by monitoring 
pumpage in the water basins and approving or denying applications for new water 
withdrawals, including transbasin diversions. Each groundwater reservoir provides a 
perennial yield. According to the State, “withdrawals of groundwater in excess of the 
perennial yield may contribute to adverse conditions such as water quality degradation, 
storage depletion, diminishing yield of wells, increased economic pumping lifts, and land 
subsidence.” 
 
Water law in Nevada is based on prior appropriation (first in time, first in right) and 
beneficial use (e.g., irrigation, recreation, and municipal uses). All water uses in Nevada 
require a permit from the State Engineer except for domestic uses and uses that pre-date 
Nevada’s water laws, which are known as pre-statutory vested rights. 
 
The water supply for Douglas County includes groundwater wells and surface water. 
Water is used for a variety of uses, including farm irrigation, recreation, industrial, and 
domestic uses. Douglas County residents obtain drinking water either through individual 
wells or through public water purveyors, such as Douglas County, the Town of Minden, 
and the Gardnerville Water Company. Additional information on water purveyors is 
provided in the Public Facilities and Services Element of the Master Plan.  
 
Property owners are allowed to drill wells for domestic water without obtaining a permit 
from the State Engineer if they pump less than 2-acre feet of water per year (NRS 534.180). 
One-acre foot of water covers one acre of land to a depth of one foot and is equal to 
325,851 gallons. 
 
Annual reports for each basin describe the amount of pumpage by manner of use. These 
annual reports also detail when the State Water Engineer has denied new appropriations. 
More information on water usage in Antelope Valley, Carson Valley, and Lake Tahoe 
Basins can be found on the State of Nevada Division of Water Resources website and 
discussion of water resources and services can be found in the Public Facilities, Services, 
and Recreation Element.  
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Table A8 – Water Pumpage, by Basin & Manner of Use (in acre feet) 

 Carson Valley 
(2013 Water Year) 

Tahoe Basin 
(2012 Water Year) 

Antelope Valley 
(2014 Water Year) 

Irrigation & Stockwater 12,214 519 3,051 

Municipal & Quasi-Municipal 10,634 6318 293 

Wildlife/Other 5,048*   

Commercial 72 35 42 

Recreation  455 2 

Domestic 3,644 168 314 

TOTAL 31,612 7,495 3,702 AF 

Perennial Yield 49,000 N/A 2600 

Committed Water Rights 93,444 20,415 6,420 AF 

 Source: State of Nevada, Division of Water Resources 
   * Includes 4,225-acre feet for the U.S. Fish and Wildlife Lahontan Fish Hatchery. 

 
Water Quality 
Clean water regulations for the entire country were established with the 1972 Federal 
Water Pollution Control Act, also known as the Clean Water Act. The Nevada Division of 
Environmental Protection (NDEP) is responsible for implementing the Clean Water Act 
with oversight from the U.S. Environmental Protection Agency (EPA). The Carson Water 
Subconservancy District (CWSD) is the designated Clean Water Act Section 208 water 
quality planning body for the Carson River. 
 
In 2007, CWSD completed the Carson River Watershed Stewardship Plan and it was last 
updated in 2017.  The Stewardship Plan sets forth specific water quality projects for the 
Carson River Watershed. 
 
NDEP is required to submit a list of those waters which do not meet the standards of the 
Clean Water Act, also known as the 303(d) list of Impaired Waters. Further, NDEP is 
required to develop a water quality plan or total maximum daily load (TMDL) for waters 
on the 303(d) list. Water quality standards are established based on the beneficial uses 
for each waterbody, such as irrigation, aquatic life, and recreation. TMDL plans establish 
pollution budgets for specific pollutants. The Carson River has TMDL plans approved in 
2005 for phosphorus and 2007 for total suspended solids and turbidity. The Lake Tahoe 
TMDL Plan for Nevada was approved by EPA on August 16, 2011. 
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The 2014, Integrated Water Quality Report for Nevada provides information on the 
waterbody segments that are either still on the 303(d) list or are new additions to the list. 
The report includes assessments of 660 waterbody segments, including the Carson River, 
Walker River, and Topaz Lake. 
 
There is no discharge of treated wastewater allowed into Lake Tahoe or the Carson River. 
Discharges into the Carson River ended in 1987. All treated wastewater in Douglas County 
is used as effluent for farms, golf courses, or engineered wetlands. During the 2013 water 
year, for example, wastewater utilities such as the Incline Village General Improvement 
District and the Douglas County Sewer Improvement District transferred more than 3,000-
acre feet of wastewater from the Lake Tahoe Basin into the Carson Valley. 
 
Since there are no direct discharges, or “point” sources of pollution, the threats to clean 
water in Douglas County come from “non-point” sources. “Non-point” sources include 
septic tanks, stormwater runoff, and agricultural activities; and to a lesser extent, airborne 
deposits of dust and other aerosol pollutants. Douglas County is under the Small Area 
Municipal Storm Sewer System (MS4) permit for the Johnson Lane, Indian Hills / Jacks 
Valley and Clear Creek areas in northern Douglas County, as approved by NDEP. As such, 
the MS4 permit requires minimum control measures to manage non-point sources of 
pollution. The existing MS4 permit expired in 2015, but has been administratively 
continued by NDEP. It is expected that the new MS4 permit will be expanded to include 
Gardnerville, Gardnerville Ranchos, and Minden. 
 
In 2012, Douglas County adopted the Community Wellhead Protection Plan as an 
amendment to the Master Plan. The Plan was prepared by the NDEP with the assistance 
of a task force that included County, Town, and GID representatives. As documented in 
the Wellhead Protection Plan, certain land uses are known to create potential 
contaminants for public drinking water, such as gasoline stations. Groundwater is also 
threatened by nitrates caused by concentrations of septic systems. There are 6,162 
individual septic systems on 5,960 parcels in Douglas County (outside of the Tahoe Basin). 
More information on individual septic disposal systems is presented in the Public Facilities 
and Services Element. 
 
WETLANDS 
There are 2,786 acres of wetlands in Douglas County, including almost 900 acres of 
engineered wetlands created to handle effluent disposal for the Incline Village General 
Improvement District (IVGID). Wetlands are generally defined as areas that are periodically 
inundated with water or areas that are saturated with surface or groundwater on an 
annual or seasonal basis. Wetland areas provide breeding, rearing, and feeding grounds 
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for many species of fish and wildlife. Wetland areas also provide flood protection, help to 
filter pollutants from stormwater runoff, and provide opportunities for passive recreation. 
 

IVGID Wetlands Enhancement Facility 

 
                       Source: Incline Village General Improvement District 

 
Diagram 10 displays the location of different wetland types in the Carson Valley portion 
of Douglas County. Wetlands are classified into five different systems, subsystems, and 
classes. Diagram 10 displays the location of different classes of freshwater wetlands as 
well as the location of riverine areas. 
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DIAGRAM 10 – WETLANDS IN THE CARSON VALLEY 
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WILDLIFE 
The Federal Endangered Species Act of 1973 protects 
endangered and threatened species of animals and plants. An 
endangered species is in danger of extinction throughout all 
or a significant portion of its range. A threatened species is 
likely to become endangered within the foreseeable future 
throughout all or a significant portion of its range. In Douglas 
County, endangered species include the Sierra Nevada Yellow 
Legged Frog, the Cui-ui, and the Carson Wandering Skipper. 
Threatened species include the Lahontan Cutthroat Trout and 
Webber Ivesia. The Wolverine is proposed to be listed as a 
threatened species. Table A9 provides additional information on current listings of 
endangered and threatened species in Douglas County. 
 

Table A9 – Endangered and Threatened Species in Douglas County 
Species Endangered Threatened Threats 

Amphibians 
Sierra Nevada Yellow-

Legged Frog 
None Habitat destruction, disease 

Fishes Cui-ui Lahontan Cutthroat Trout Isolation, non-native species 

Flowering Plants None Webber Ivesia 

Urban development, OHVs and 
recreation use, livestock grazing and 
trampling, wildfire and suppression 
activities. There is final critical habitat 
designation. 

Insects 
Carson Wandering 

Skipper 
None 

Livestock grazing, off-road vehicle use, 
development, gas and geothermal 
development 

Mammals None 
Wolverine is Proposed 

Threatened 
Climate Change 

  Source: U.S. Fish and Wildlife Service, Nevada Office 
 

In 2013, the U.S. Fish and Wildlife Service proposed listing the bi-state sage-grouse 
distinct population segment as a threatened species under the Endangered Species Act. 
The U.S. Fish and Wildlife Service withdrew the Bi-State Sage-Grouse from the candidate 
species list in April 2015 as a result of the conservation plan spearheaded by the 
Governor’s office. The primary threats to Sage-Grouse are wildland fires and 
encroachment of pinyon and juniper woodland. The U.S. Fish and Wildlife Service operates 
the Lahontan National Fish Hatchery. The Hatchery is located south of Gardnerville and 
manages the recovery of the Cui-ui and the Lahontan Cutthroat Trout. 
 
Diagram 11 displays the distribution of mule deer and pronghorn antelope in Douglas 
County as well as mule deer movement corridors.  

Carson Wandering Skipper 

Source: US Fish & Wildlife Services 
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DIAGRAM 11 – MULE DEER AND PRONGHORN ANTELOPE DISTRIBUTION AND 
MOVEMENT CORRIDORS 
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LOOKING TO THE FUTURE 
Conservation of Open Space & Protecting Ag Lands 
There are several tools available to protect key agriculture land and the conservation of 
prime open space.  These tools include the Transfer of Development Rights program 
(further discussed in the Land Use Element), Open Space Acquisition, Regulatory 
Exemptions and Incentives, and the Livestock Overlay Zoning District. These tools already 
in place are designed to promote conservation of natural resources and agriculture within 
Douglas County.  
 
 Transfer Development Rights (TDR) (Douglas County Development Code Section 

20.500) – The TDR program allows property owners in “sending areas” (A-19, FR-19 
zoning districts) to sell development rights to designated “receiving areas.” 
Development rights can’t be transferred off the property until the property owner has 
obtained a TDR certificate from the County. Property owners must record a deed 
restriction or grant a perpetual open space access easement to the County (or another 
entity approved by the Board of Commissioners). A strategy that is used in many 
jurisdictions, and would help jump start the TDR program, is the establishment of a 

TDR bank. TDR banks allow 
the local government to 
purchase TDRs and hold 
them for sale to developers.  
 
 

 Open Space Acquisition – County Residents value the open spaces of Douglas 
County. To preserve these open spaces, additional strategies are needed to 
complement private market mechanisms. In 2000, Douglas County voters rejected a 
quarter-cent sales tax to fund the purchasing of open space. However, the November 
2020 election will include a ballot question to again bring this issue to the voters to 
decide. If the measure is approved, there will be a need to prepare a new Open Space 
Plan for the County, which will facilitate the purchase of development rights and 
or/conservation easements (based on specific criteria) to preserve the open space and 
scenic beauty of the County. Douglas County should look to Carson City’s open space 
purchasing as a local example of a successfully managed program. Many of these 
issues and opportunities are addressed in the 2007 Update to the Douglas County 
Open Space and Agricultural Lands Preservation Implementation Plan.  

  

To date, the TDR program has created almost 4,000 
acres of conservation easements but no new 
conservation easements have been established 
through the program since 2009. 
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 Regulatory Exemptions & Incentives – There are several exemptions and incentives 
in the Douglas County Development Code that support agriculture. 
 A clustered development regulation in Douglas County Development Code, 

adopted for the purpose of preserving agricultural lands and open space, 
requires at least 70% open space in a proposed development. In return, a 
residential development is allowed a density bonus of 2.5 units for each unit 
(allowed by right) in the zoning district designated as open space. 

 Subdivision of parcels less than A-19 for ranch heritage and agricultural 2-
acre parcels allows for One-time creation of a non-conforming A-19 parcel 
provided the property owner creates a conservation easement of at least 100 
acres of irrigated agricultural land. The agricultural 2-acre parcels provision 
allows up to three parcels of two to five acres to be created every 15 years for 
property owners with more than 100 acres of irrigated agricultural land. There 
is no limit on the density created by these provisions. 

 The Special Occasion Home Ordinance in Douglas County Development Code  
was adopted in 2013 to allow property owners with historic properties to use 
the properties for weddings, business meetings, or retreats. The regulation 
allows owners of farms and ranches to obtain additional revenue. 

 The Growth Management Ordinance requires property owners to obtain a 
building permit allocation for new dwellings, but exempts housing for 
agricultural purposes specifically for accessory dwellings on A-19 parcels as well 
as dwelling units created under the Ranch Heritage or Agricultural 2-acre 
parcels from the allocation requirements of the Growth Management 
Ordinance. 

 New Opportunities have been expressed by farmers to create a new 
agricultural zoning district with a minimum of 100 acres. The purpose would be 
to allow additional land uses that are currently prohibited in the A-19 zoning 
district. Another option would be to allow more retail activities within the A-19 
Zoning District. 
Given the longstanding agricultural heritage of Douglas County, there may be 
an opportunity to create more connections between the existing agricultural 
industry and new residential development. The concept of developing new 
subdivisions with a farming component (e.g., agrihoods) is becoming 
increasingly popular. There may be an opportunity to protect the County’s 
agricultural heritage with developments which preserve existing farm 
structures. More information on this approach is provided in the Historic 
Preservation Element. 
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 Livestock Overlay Zoning District – 
Many local communities around the 
country are loosening their residential 
zoning regulations to allow more 
agricultural activities, such as allowing a 
limited number of small livestock.  

 
The Douglas County Development Code 
includes a Livestock Overlay Zoning 
district. The overlay district establishes 
criteria for allowing livestock on 
residential parcels less than one acre. Livestock, such as horses and goats, are 
permitted at specified densities of one animal unit per 10,000 square feet. By 
comparison, Carson City allows chickens, pigs, rabbits, bees, and goats [Sections 7.02 
and 7.13] on residential parcels less than one acre in size. These uses are allowed by 
right and do not require an overlay district.  

 
The County could consider expanding the types of animals allowed in the existing 
Livestock Overlay Zoning District and/or allow some agricultural uses on residential 
properties less than 1 acre by right. 

 
Water Supply & Water Quality 
Douglas County farmers rely 
on the Carson and Walker 
Rivers to provide flood and 
sprinkler irrigation. Farmers 
also rely on the effluent from 
wastewater providers in the Carson Valley and in the Tahoe Basin. The majority of the 
farmers in the Carson Valley rely on the surface water rights awarded as part of the 1980 
Alpine Decree settlement. Historically, groundwater has not been the primary water 
source for most agricultural operations in Douglas County. The State of Nevada prohibits 
new wells to be drilled for agricultural operations. With drought and concerns over long 
term climate change the protection and conservation of water becomes more and more 
important to the state. During the 2013 legislative session, the Nevada Legislature allowed 

At the current time, the Livestock Overlay Zoning District only applies to 631 parcels 
in the Gardnerville Ranchos Community Plan area and four parcels in the Ruhenstroth 
Community Plan area. 

2016: 12 Nevada counties were declared as primary 
natural disaster areas due to drought. Douglas County 
was included in this declaration.  
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for emergency drilling of stock water wells for counties under a declaration of drought, or 
contiguous to counties under a drought declaration. The emergency drilling permit is 
good for one year to provide water for livestock.  
 
There is a need to reduce non-point runoff into the Carson River, which is still listed on 
the EPA 303 (d) list of impaired waters due to several constituent pollutants including 
phosphorus, nitrogen, turbidity, and e-coli. There are many successful strategies that can 
be employed to reduce the pollutants that enter surface waters from agricultural 
properties. Protecting surface and ground water from pollution requires controlling 
nonpoint sources of pollution. 
 
 Low-impact development (LID) or best management practices (BMPs) can help 

filter storm water on-site, thus removing pollutants prior to discharge into surface 
water bodies. Section 6.1.3.7 of the Douglas County Design Criteria and Improvement 
Standards Manual provides information on Low Impact Development practices; 
however, the County does not require LID practices at the current time. The Carson 
Water Subconservancy District (CWSD) prepared a new report in 2015 on Low Impact 
Development (Low Impact Development in the Carson River Watershed). The main 
goal of LID, according to this report, is to “decrease the amounts of pollutants 
delivered to the local waterways by infiltrating stormwater on-site.” All Property 
owners in the Tahoe Basin are already required to install LID practices as part of the 
TRPA Best Management Practices Program. Both Reno and Washoe County now 
require LID practices. Carson City is currently preparing a LID ordinance in conjunction 
with the update of the Carson City Stormwater Management Plan.  

 
 Agricultural best management practices (BMPs) are to protect public health and 

safety, the County should work with farmers and ranchers on waste management 
practices and expanded setbacks along streams. Improving water quality in the Carson 
River will benefit all residents and property owners and will help restore aquatic life in 
the river and facilitate development of recreation activities. 

 
 Douglas County can pursue grant funding for water quality improvement projects 

through the EPA 319 program as well as the Natural Resources Conservation Service 
(NRCS) watershed initiatives. The Carson River Watershed Stewardship Plan was 
prepared by the Carson Water Subconservancy District (CWSD) in 2007 and updated 
in 2017.  Completion of an updated Stewardship Plan will allow CWSD jurisdictions to 
have 100% access to EPA 319 funding (although a 50 percent match is required). The 
NRCS watershed initiative is providing $33 million to Churchill County for watershed 
improvements along the Carson River. 
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 The Community Wellhead Protection Plan, as adopted in 2012, presents an 
opportunity for the County to take additional measures to protect groundwater wells. 

 
Air Quality 
There are several opportunities to ensure that air quality does not worsen in Douglas 
County in relation to PM 2.5. Voluntary programs such as the NDEP wood stove exchange 
program help to retire polluting wood stoves and should be supported by the County. 
Similar to Washoe County, Douglas County may want to create voluntary no burn days 
when weather conditions are adverse and may want to monitor new wood stove 
installations or replacements for statistical purposes. 
 
Conservation Indicators or Thresholds 
The data on air quality, water quality, and water supply are prepared by several different 
state agencies but there is no central data source to understand the trends for different 
natural resources. Given the importance of protecting natural resources in Douglas 
County, it would be helpful to develop Conservation Indicators for lands outside of the 
Lake Tahoe Basin, similar to Truckee Meadows Tomorrow. TRPA has adopted environment 
threshold carrying capacities for air, water, soil and other environmental features. 
 

Environmental Review 
Nevada does not require any environmental review for development proposals, although 
legislation has been proposed in the past (e.g., Senate Bill 277 in the 2015 Legislative 
Session). Environmental review under the National Environmental Protection Act (NEPA) 
is only triggered if a project involves federal funding or federal permits. It may be 
appropriate for the County to develop measurable environmental review criteria for either 
1) Significant development proposals, and/or 2) Projects proposed in sensitive 
development areas. The establishment of specific environmental review criteria could 
include information on prime farmland soils, brownfields, geologic hazards, riparian areas, 
historic and cultural resources, floodplains and wetlands, threatened or endangered 
species, wildlife habitat and wildlife migration corridors, wellhead protection areas, and 
other environmental resource matters addressed in the Master Plan and other County 
adopted documents.  
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