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Overview 
The process to update the Master Plan began in 2016 and included extensive public 
outreach efforts.  For this reason, the Board of County Commissioners and the Planning 
Commission decided to retain the public input and draft language from 2016 and use it 
as the basis for the text update in 2020.  The matrix below contains the existing Master 
Plan elements from the 2011 adopted plan, the draft elements from 2016 and the 
proposed elements from the 2020 update.   

Chapter Matrix for 2011 Master Plan to 2016 Master Plan to the 2020 Master Plan 

2011 Master Plan 
Chapters (13) 

2016 Draft Master 
Plan Chapters (12) 

2020 Draft Master 
Plan Chapters (8) 

What’s new with 2020 

1. Framework Executive Summary 
1. County Profile 

Executive Summary 
& Community 
Profile 

Background, Intro, new data 
collection 

2. Land Use 
3. Washoe Tribe Lands 
10. Historic 
Preservation 
 

6. Historic 
Preservation 
8. Land Use  
 

1. Land Use & 
Historic 
Preservation 

Incorporate new map, 
consolidate, improve messaging, 
incorporate revised community 
plans & descriptions 

7. Agriculture 
8. Environmental 
Resources & 
Conservation 

2. Agriculture  
3. Conservation 

2. Agriculture & 
Conservation 

Consolidation, possible 
discussion/graphics on intro to 
TDR program related to 
conservation? 

9. Economic 
Development 

4. Economic 
Development 

3. Economic 
Development 

Consolidation, new 
recommendations 

4. Housing 
6. Growth 
Management 

5. Growth 
Management 
7. Housing 

4. Growth 
Management & 
Housing 

New Master Plan Map, improve 
discussion on TDR, consolidate 
and improve messaging 

11. Parks & Rec 
12. Public Services and 
Facilities  

9. Parks and Rec. 
10. Public Facilities 
and Services  
 

5. Public Facilities, 
Services & 
Recreation  

Consolidation – will incorporate 
previous Public Facilities chapter 
as well as parks and rec chapters. 

5. Transportation Reserved  Incorporated by 
reference in  
5. Public Facilities & 
Services  

Essentially an Exec Summary of 
the Transportation Plan and key 
projects map, include airport. 

12. Public Services and 
Facilities 

11. Public Safety 6. Public Safety Removed Public Safety from 
Public Services and Facilities.  

13. Implementation 12. Implementation Implementation Summary of Goals/Policies, 
develop strategies for 
implementation. 
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In September, Douglas County staff in partnership with Wood Rodgers, held four (4) in 
person and live streamed public workshops in September 2020, with approximately 20 
attendees and 30 live stream viewers.  The workshop presentations were also recorded 
and placed on the Master Plan Text Update website.  To date, the presentations have been 
viewed 185 times.  In addition, staff solicited feedback from the public on the proposed 
goals contained in the Master Plan beginning September 1st through September 30th.  The 
survey received 1,518 views from the public, and generated input from 1,015 participants.   

This document includes a preview of the proposed Master Plan format, the proposed 
goals as revised and presented in the workshops, and the newly proposed policies and 
actions based on feedback from the Board of County Commission, the Planning 
Commission and members of the public.    
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PURPOSE 

The purpose of the Land Use & Historic Preservation Element is to describe current 
development patterns, review land use issues and opportunities, and discuss preservation 
issues and opportunities in Douglas County and in each Community Plan. 
 
This chapter includes historic preservation efforts in Douglas County, maps of historic 
places and main street districts in Douglas County, future land use maps for each 
Community Plan and concludes with goals, policies, and actions to encourage 
development patterns that promote revitalization and investment in the towns and 
General Improvement Districts (GID’s) while protecting agricultural and fragile lands in 
the rest of the County. 
 
The Land Use Element does not include the Tahoe Basin portion of Douglas County since 
land use and other elements are now included in the South Shore and Tahoe Douglas 
Area Plans. Land Use Element Goals, Policies, and Actions for the entire County are 
presented first and are then followed by a section for each Community Plan in the County. 
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GOALS 

The following goals, policies, and actions for the Douglas County Land Use and Historic 
Preservation set forth priorities to protect and support land use in the next five to ten 
years. 

Implement the Master Plan Land Use Map to retain the beauty, the natural 
setting and resources, and the rural/agricultural character of the County 
within the associated community plans by providing opportunities for 
managed growth and development to achieve the desired land use pattern 
and balance between preservation and development.  

 

Locate commercial and industrial development in locations that are 
consistent with the County's economic development strategy. 

 

 

Preserve and promote historic, cultural, and archaeological structures, 
landmarks, sites, and resources as integral parts of the past and focal points 
to shape the County's future identity. 

  



 

 

Douglas County Master Plan: Goals, Policies & Actions 
 

Page | 6 

POLICIES 

Promote the renovation and reuse of existing buildings. 

Establish and maintain 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.  

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

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. 

Revise zoning districts and other development regulations as appropriate and 
on a continuing basis to allow development compatible with the Master Plan 
land use designations. 

The Master Plan’s future Land Use Map shall not be interpreted to affect the 
status of existing legal 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. 

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 if 
developed in accordance with the provisions of the Development Code. 
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Plan urban communities to provide a balance of land uses, including sufficient 
commercial area to meet the needs of community residents. 

Within urban 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 and should maximize compatibility with surrounding uses. 

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

Provide for the use of flexible community design techniques within Urban 
Service Areas to establish or revitalize 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 
neighborhood compatibility concerns can best be addressed by a project with 
a mix of uses or densities. 

Plan and provide for services to urban communities at established urban service 
levels, while allowing rural communities to be served, in a safe manner, by rural 
standards of service.  

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. 

Plan for a buffer or transition area separating urban land uses from existing rural 
residential uses.  

In planning for growth of its 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 
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community. The County’s policies regarding public service provision shall 
support these priorities. 

Use 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. 

Encourage the design of new commercial developments as integrated centers, 
or compatible infill within developed communities, rather than as small 
individual strip development projects. 

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 their distinct identities. In Minden and Gardnerville, these standards 
should be compatible with the Plan for Prosperity to the greatest extent 
practicable.  

Protect industrially-designated areas from encroachment by incompatible uses 
and from the effects of incompatible uses in adjacent areas. 

Support, whenever feasible, the preservation of the county’s rich cultural 
heritage, including the establishment of additional historic districts to protect 
significant historic properties. 

Cooperate and encourage the development of historical preservation efforts 
within the County, the Towns of Gardnerville, Minden, and Genoa, and other 
entities in Douglas County. 

Work with the Towns of Minden and Gardnerville to develop appropriate 
programs to identify, designate, and preserve significant buildings and sites 
within the Towns and to establish guidelines for new development adjacent to 
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historic structures, and for the reuse of historic structures, in order to preserve 
their character and setting. 

Use distinctive signage or other techniques to reflect the heritage of historic 
routes and trails and sites, including but not limited to, the Emigrant Trail, the 
Pony Express Route, and the V&T Railway. 

Encourage the preparation of informational materials to educate county 
residents and visitors about historic, cultural, and archaeological resources. 

Create and encourage incentives for preservation of historic properties and sites. 
These could include property tax relief, special zoning districts, and bonus 
densities for additional transfer of development rights. 

Support efforts to secure State, Federal, or other funding directed toward 
revitalizing historic areas or maintaining historic buildings and sites. 

Continue to support proposed Main Street legislation in the Nevada Legislature 
to provide financial and technical resources. 

Evaluate the creation of a countywide Historic Preservation Board and program. 

 

ACTIONS 

LU Action 1. Douglas County will amend Title 20 to incorporate the Master Plan Land 
Use Designations and compatible Zoning Districts 

LU Action 2. Douglas County will amend the Master Plan Land Use Designation Table to 
allow multi-family residential zoning in the Commercial land use category. 

LU Action 3. Douglas County Community Development shall work with Douglas County 
GIS, the Recorder’s Office and affected property owners to eliminate parcels with split 
land uses, split zoning and/or other mapping inconsistencies.  
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LU Action 4. Douglas County Community Development will periodically amend the 
Master Plan future land use map to change the future land use designation for built out 
receiving areas. 

LU Action 5. The Community Development Department shall work with the Towns of 
Gardnerville and Minden to determine if nomination packages for Historic District status 
should be submitted to the State of Nevada. 

LU Action 6. Douglas County shall submit an application for Certified Local Government 
status to the State of Nevada Historic Preservation Office. 
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CARSON VALLEY REGION 

The Carson Valley is surrounded by the Sierra Nevada Mountains on the west and the Pinenut 
Mountains on the east. The northern boundary is the Douglas County line, and the southern 
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 Region totals 111,978 acres, or 24.6 percent of the total acreage in the 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 29,594 acres.  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 14 Community Plans.  Each of the communities have distinctive land use identities. 
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AGRICULTURE (NORTH, CENTRAL, SOUTH) COMMUNITY PLAN 

 

VISION STATEMENT 

Agriculture in Douglas County will remain a key part of our identity, and the mindful and 
sustainable use of agricultural resources will be protected, encouraged and supported. 

COMMUNITY SPECIFIC POLICIES 

Preserve and enhance the existing scenic character, beauty and agricultural 
resources of the north, central and south agricultural communities. 
 
 
Use the Master Plan and development regulations to maintain and/or enhance 
the existing rural and scenic character of the community. 
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AIRPORT COMMUNITY PLAN 

 

VISION STATEMENT 

The Airport Community Plan will focus on creating a state-of-the art transportation hub 
while continuing to be recognized as a premier soaring destination. The Airport will 
become a logistics center for commerce, offering a convenient location for industrial and 
agricultural businesses, and research & development. Residential uses will be 
accommodated in the form of single-family estates. 

COMMUNITY SPECIFIC POLICIES 

Use zoning, the Airport Master Plan, the 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. 
 
Industrial and commercial 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 maintaining 
the views from existing properties located north of Johnson Lane. 
 
Regulate direct access on Airport Road, Heybourne Road, Johnson Lane and East 
Valley Road to maintain the function and safety of these collector roads. Vicki 
Lane should extend to the south of Johnson Lane. The county should promote 
the connection of East Valley Road. 
 
A specific plan for the receiving areas of the airport community area shall be 
prepared by the property owner for review by Douglas County. New single 
family estate or other land uses proposed need to address a variety of issues 
that include, but not be limited to, on- and off-site flooding and drainage 
controls and conveyances, downstream routing of the storm water, 
infrastructure connections to community sewer and water systems, traffic and 
roadways, land use compatibility, and overall community design. 
 
Require the paving of all public roads in the Airport community. Driveways, 
parking areas, loading areas, and other high activity areas in non-residential 
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developments shall be paved and shall not require the installation of street 
lights, curbs, gutters or sidewalks. 
 
Preclude land uses in the flight path that pose unacceptable hazards to airport 
operations or development near the Airport, per the Airport Master Plan. 
 
 
Pursue funding for an FAA Part 150 Noise Study and Part 77 Hazard Study so as 
to prepare an Airport Overlay Zoning District for the Minden-Tahoe Airport. 
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EAST VALLEY COMMUNITY PLAN 

 

VISION STATEMENT 

East Valley will be a very low density rural residential community providing access to the 
Pine Nut mountain range for outdoor recreation, nature and wildlife experiences. It will 
be serviced by employment and retail centers located in adjacent industrial and business 
parks. 

COMMUNITY SPECIFIC POLICIES 

Designate East Valley as a community with rural and potential urban service 
areas.  
 
 
Plan for a buffer or transition area separating urban land uses from existing rural 
residential use. 
 
 
Prohibit new commercial/industrial land use designations in the East Valley 
community plan and encourage development of infill in the existing business 
parks. 
 
 
Limit expansion of public facility uses within the East Valley community plan, 
unless the use is found to be compatible with the existing rural character of the 
community plan area. 
 
 
Work with the Bureau of Land Management (BLM) to identify areas to be 
included as permanent publicly accessible open space along the eastern side of 
the East Valley community. 
 
 
All single-family estate designations within the East Valley community shall be 
maintained at a two (2) acre minimum parcel size. 
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Allow the use of individual sewage disposal systems and domestic wells for 
service in this rural community, unless water quality studies identify the need for 
community systems.   
 
 
Coordinate with and strongly encourage the Bureau of Land Management (BLM) 
to plan, design, and maintain trails and public access points to the Federal lands 
within the East Valley community. Hiking, bicycling, and equestrian trails should 
be planned with appropriately designed trailheads. 
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FISH SPRINGS COMMUNITY PLAN 

 

VISION STATEMENT 

Fish Springs will be a very low-density rural community providing access to majestic 
scenery and improved access to outdoor recreation, nature and wildlife experiences. 

COMMUNITY SPECIFIC POLICIES 

Not plan to expand the Rural Residential areas in Fish Springs until areas 
presently planned for this use are 85% developed unless the governing body 
determines otherwise. 
 
 
Work with the Bureau of Land Management (BLM) to establish a buffer of 
permanent, publicly accessible open space around the Fish Springs community.  
 
 
Plan and provide public facilities and services to the Fish Springs community at 
established rural levels of service, including, but not limited to, minimizing 
installation of street lights, curbs, gutters or sidewalks. 
 
Determine the appropriate route and plan for a secondary emergency access for 
the Fish Springs community. 
 
 
Cooperate with private organizations such as the Carson Valley Trails 
Association (CTVA) and others to plan, design, and maintain trails and improve 
public access points to Federal lands. Hiking, bicycling, and equestrian trails 
should be planned with appropriately designed trailheads in cooperation with 
Bureau of Land Management (BLM). Public access points should be established 
by Douglas County through the planning and permitting process. 
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FOOTHILL COMMUNITY PLAN 

 

VISION STATEMENT 

The Foothill Community will be a quiet collection of clustered hamlets providing 
picturesque views of the Carson Valley and the opportunity to experience the rich local 
history and culture. 

COMMUNITY SPECIFIC POLICIES 

Continue to develop the Foothill community as a residential community area 
with rural levels of service. 
 
 
Not support the installation of street lights, curbs, gutters or sidewalks within 
the Foothill community, except on collector roads. 
 
 
Require development in designated high fire hazard areas to provide 
appropriate emergency access. 
 
 
Require development of lands within areas of identified active fault zones to 
conform to seismic development policies. 
 
 
Work with the United States Forrest Service (USFS) to establish areas of 
permanent, publicly accessible open space along the western boundary of the 
Foothill community, as well as a network of hiking, bicycling, and equestrian 
trails with accessible trailheads. 
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GARDNERVILLE AND MINDEN COMMUNITY PLANS 

 

VISION STATEMENT 

“Minden and Gardnerville envision vibrant downtowns that are regional destinations and 
the hearts of their communities. Their town centers will be mixed-use, feature cultural 
facilities, have a full annual events calendar, and integrated arts programming. Their 
successful main street districts are enabled by a completed Muller Parkway allowing 
through-traffic to bypass Main Street. The Parkway supports redesign of the Main Street 
and historic Railroad Avenue portions of US395 as pedestrian-oriented experiences. Trails 
will connect the town centers with new parks along Martin Slough and Muller Parkway, 
which double as detention facilities that reduce flooding. Neighborhoods will have 
definable centers including parks, schools, libraries and their own namesake streets. New 
neighborhoods will include housing supporting the needs of existing and future residents. 
The Towns envision new types of housing including mixed-use development in the 
downtowns and agri-neighborhoods on the Towns’ edges.” – Minden and Gardnerville 
Plan for Prosperity, December 2018 

COMMUNITY SPECIFIC POLICIES 

Goals and Policies for the Gardnerville Community Plan are contained in the 2018 
Minden/Gardnerville Plan For Prosperity. 

The Plan for Prosperity was created by the towns of Gardnerville and Minden in their 
capacity as advisory bodies to Douglas County.  Douglas County will utilize the goals, 
policies and actions contained within the Plan for Prosperity to the greatest extent 
possible.  Click HERE to view the Minden and Gardnerville Plan for Prosperity (Attachment 
C).  

  

http://www.townofminden.com/DocumentCenter/View/1095/Minden-Gardnerville-2018-Plan-for-Prosperity
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GARDNERVILLE RANCHOS COMMUNITY PLAN 

 

VISION STATEMENT 

The future vision for the Gardnerville Ranchos Community Plan area is to retain the 
community’s rural character and aesthetics. The Gardnerville Ranchos residents share a 
strong sense of community. Passive and recreational open-space are identified as 
fundamental features in all new development projects to serve both new and existing 
residents. Particular attention is given to prevent over-development of the vast amount 
of designated Receiving Area in the plan area while still providing housing opportunities 
that meet the needs of the Gardnerville Ranchos Community. Key intersection 
improvements and roadway designs should increase capacity and improve traffic 
circulation patterns, while proactive roadway maintenance programs will assure safe and 
smooth conditions. Bicycle, pedestrian and equestrian and nature corridors can connect 
the Ranchos to the Gardnerville Community Center and adjacent communities. Low-
impact development practices are employed to protect and ensure the District’s low-cost, 
superior quality and quantity of ground water today and into the future. 

COMMUNITY SPECIFIC POLICIES 
 
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. 
 
Encourage development of neighborhood commercial uses to adequately serve 
the Gardnerville Ranchos community. 
 
 
Ensure adequate provision of park sites to meet the needs of the growing 
community.  
 
 
Plan, construct and operate parks in the Gardnerville Ranchos community 
consistent with the County’s park standards established in the Parks and 
Recreation section of the Public Facilities, Services, and Recreation Element. 
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Work closely with the Douglas County School District in the development 
maintenance, and joint operation of school park sites in the Ranchos. 
 
 
Work with the Gardnerville Ranchos GID to improve gateways into Gardnerville 
Ranchos, in order to further delineate and enhance the image of the community. 
 
 
Encourage water system connections for emergency services to be made 
between GRGID and Gardnerville water.  
 
 

Please also refer to goals, actions and policy feedback provided by the Gardnerville 
Ranchos General Improvement District (Attachment A).  
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GENOA COMMUNITY PLAN 

 

VISION STATEMENT 

Genoa will remain a symbol of the early settlement of Douglas County and Nevada as a 
whole, maximizing the opportunities arising from the intersection of historic preservation, 
heritage tourism, and its potential as a gateway to the Tahoe Basin. 

 
COMMUNITY SPECIFIC POLICIES 

Use the Master Plan and development regulations to maintain or enhance the 
existing rural, agricultural and historic character of the community. 
 
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 
County shall work with the Town to establish appropriate parking requirements 
for the commercial corridor. 
 
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. 
 
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 development. 
 
The Town of Genoa and the County should periodically review the advisability 
of expanding the historic district. 
 
 
The Town of Genoa and Douglas County should encourage the displacement of 
overhead power and communication transmission lines to underground 
facilities within the Town of Genoa. 
 
 
Encourage quiet residential neighborhoods and not approve development or 
projects that will disrupt the livelihood or peace of the residents that live in the 
area.  
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Ensure that all streets within the Town of Genoa are designed for slow speeds 
and safe vehicular and pedestrian routes. 
 
 
Local roads within the Town of Genoa shall continue to reflect the rural character 
while controlling dust. 
 
 
Coordinate with the Nevada Department of Transportation to ensure that 
modifications to State Route 206, Genoa Lane and Jacks Valley Road through 
Genoa are compatible with the existing character of Genoa and increase the 
safety or desirability of pedestrian traffic in the Town. 
 

Please also refer to goals, actions and policy feedback provided by the Genoa 
Town Board (Attachment B).  
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INDIAN HILLS/JACKS VALLEY COMMUNITY PLAN 

 

VISION STATEMENT 

Indian Hills/Jacks Valley will continue to provide a variety of lifestyle choices ranging from 
rural estates to small-lot single family residential, with more urbanized development 
centered around the Topsy Lane and Jacks Valley Road corridor along US 395. 
 

COMMUNITY SPECIFIC POLICIES 

Commercial development outside of the existing business corridors along US 
395 shall be limited to neighborhood commercial uses that serve the needs of 
the community’s residents. 
 
Commercial designation located at the intersection of Jacks Valley Road and 
Highway 395 should provide for mixed residential and commercial uses. 
 
 
Commercial designations associated with the resort/casino area in the south 
portion of the plan area should be oriented toward tourism.  
 
Commercial designations at the gateway to Douglas County/Carson City should 
provide for regional commercial activities. The designation of commercial on 
Forest Service lands anticipate land trades to private ownership, but should only 
be permitted in exchange for open space lands in Douglas County. 
 
Use zoning, the project review process, and design guidelines to ensure that 
multifamily and non-residential developments are compatible with nearby 
development. 
 
Minimize the number of points of access to U.S. Highway 395, Sunridge Road, 
Topsy Lane, Vista Grande Blvd and Jacks Valley Road. Direct access from private 
property should be limited. 
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Require connection to a centralized water system as well as sewage treatment 
and disposal system for all new development in areas designated for urban 
development. 
 
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 (without street lights, curbs, gutters, or sidewalks). 
 
The Clear Creek Specific Plan Development is characterized by golf estate lots 
surrounded by alpine meadows and forest lands. Future development in this 
area should be consistent with the specific plan and should remain hidden from 
offsite views and maintain buffer areas with the Alpine View Estates and 
Freedom Ranch subdivisions to the southeast. 
 
The North Douglas County Specific Plan Development is characterized by a mix 
of regional commercial, multi-family and high-density single-family 
developments. Future development in this area should be consistent with the 
specific plan and should be evaluated on its impacts to regional infrastructure.  
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JOHNSON LANE COMMUNITY PLAN 

  

VISION STATEMENT 

Johnson Lane will be a primarily residential community characterized by improved 
infrastructure and protection from natural hazards, utilize resource best management 
practices, and easy access to the Pine Nut range. 

 

COMMUNITY SPECIFIC POLICIES 

Commercial development outside of the existing business corridors shall be 
limited to neighborhood commercial uses that serve the needs of the Johnson 
Lane community’s residents. 

The scale and design of commercial development shall blend with the 
community’s predominantly residential character. 
 
Work with Bureau of Land Management (BLM) to identify those BLM properties 
essential to creating a permanent open space buffer to the north and east of 
the Johnson Lane community and to retain properties as permanent publicly 
accessible open space while providing for detention basins to protect residences 
within drainage ways. 
 
Require connection to a centralized water system as well as sewage treatment 
and disposal system for all new development in areas designated for urban 
development. 
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RUHENSTROTH COMMUNITY PLAN 

 
VISION STATEMENT 

Ruhenstroth will keep flourishing as a rural community nested within the hills surrounding 
the East Fork Carson River, with a local economy centered on the Washoe Tribe's 
Dresslerville Community and the Lahontan National Fish Hatchery Complex. 

 
COMMUNITY SPECIFIC POLICIES 

Commercial development shall not be considered consistent with the desired 
character of the original Ruhenstroth developed area, exclusive of the transition 
area. Commercial development shall be restricted to the transition area and shall 
comply with applicable intensity standards and design guidelines. 

 

Rehabilitation or reuse of the gravel pit shall be completed according to site 
plans approved by Douglas County that result in development compatible with 
the surrounding Ruhenstroth community and that use regrading, revegetation, 
and other techniques to minimize the visual and environmental impacts of the 
site. 
 
Seek to create a permanent buffer of open space around the originally 
developed part, exclusive of the transition area, of the Ruhenstroth community. 
 
Require paving of roads within the Ruhenstroth community and shall not 
support the installation of streetlights, curbs, gutters, or sidewalks.  
 
 
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. Long-range plans should continue to provide 
community water and sewer services to the area. 
 
In order to provide a second access out of the Ruhenstroth community during 
an emergency, a road to connect the Ruhenstroth community to Pinenut Road 
should be constructed.  
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PINENUT REGION 

The Pinenut Region is located in the eastern portion of Douglas County and is the largest 
of the five regional plan areas, comprising 222,253 acres or about 49 percent of the 
county. The area includes portions of the Pinenut Range, including the lower lying foothills 
to the Carson Valley. Due to topography and rural setting, it is unlikely the area will 
develop any significant employment base. The scenic quality of the Pinenut area is the 
picturesque forested lands overlooking the Carson Valley and the lower open range lands. 
The elements include piñon/juniper covered mountains of the Pinenut Range and the 
lower sagebrush terraces.  
 
This area has the largest acreage of publicly-owned land, 194,810 acres, in the county. 
Much of the lands in the Pinenut Region (23 percent) are allotted to individual tribal 
members. These allotted lands are public domain lands administered by the Bureau of 
Indian Affairs. Allotment lands south of the Ruhenstroth community along U.S. Highway 
395 South have seen increased residential development in the form of manufactured 
homes with little or no infrastructure provided. Of the urbanized land, residential and 
industrial/transportation categories make up the greatest share. Residential development 
in Pinenut is solely comprised of Rural Residential uses designations, totaling 650 acres. 
 
REGION SPECIFIC POLICIES 

Preserve and enhance the scenic resources and encourage preservation of 
public and private forested lands. 
 
 
 
Encourage access to public lands for recreational use. 
 
 
 
Protect the Scenic Corridor along U.S. Highway 395. 
 
 
 
Establish rural standards and appropriate design guidelines for residential 
development to ensure the integrity of the area’s natural beauty. 
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SIERRA REGION 

The Sierra Region consists of approximately 19,363 acres located between the Carson 
Valley Regional Plan to the east and the Tahoe Regional Plan to the west. The existing 
land uses are U.S. Forest Service lands, private forest lands, and some rural residences 
located on old Kingsbury Grade. About 75 percent of the lands in the area are in public 
ownership, and due to topography, the remaining area is very sparsely populated. The 
only major arterial road in the area is Kingsbury Grade, which traverses the Regional Plan. 
The area is known for its natural beauty and recreational amenities, including Heavenly 
Ski Resort, which encompasses a large area, including private and Forest Service lands in 
both Nevada and California.  
 

 
REGION SPECIFIC POLICIES 

Preserve and enhance scenic resources and encourage preservation of public 
and private forested lands. 
 
 
Encourage private land/public land exchange to increase public land holdings 
within the Sierra area consistent with the Master Plan. 
 
 
Encourage access to public lands for recreational use. 
 
 

 
Require development in areas of moderate to steep slopes (slopes greater than 
10 percent) to conform to the hillside development policies. 
 
 
Support efforts to implement the Heavenly Ski Resort Master Plan. 
 
 
 
Encourage new development to be infill within the KGID service area. 
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TAHOE REGION  

The Tahoe Region is located on the western edge of Douglas County, Nevada. The area 
totals 23,461 acres, or about 5 percent of the County.  Approximately 84 percent of land 
is in public ownership, and the remaining 16 percent is in private ownership. The area 
borders Lake Tahoe, the 10th deepest lake in the world, known for the clarity of its waters 
and scenic beauty.  The Lake Tahoe Region is under the jurisdiction of the TRPA, 
established in 1969 under the Bi-State Tahoe Regional Planning Compact, in order to 
control growth and development and protect Lake Tahoe’s clarity and environment. In 
the 1980s, the Bi-State Tahoe Regional Planning Compact was amended to further control 
growth; the Environmental Threshold Carrying Capacities, or “thresholds”, which are 
environmental standards that address matters such as air quality, water quality, and noise, 
were adopted (1982); and the 1987 Regional Plan was adopted, which put in place 
residential growth caps called “allocations” and established caps on all other forms of 
development. The TRPA developed Community Plans and Plan Area Statements to 
implement the 1987 Regional Plan. There are two community plans in the Tahoe Basin, 
which are called “Area Plans” under the 2012 TRPA Regional Plan: the South Shore Area 
Plan and the Tahoe Douglas Area Plan. 
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TOPAZ REGION 

The Topaz Region is located in the southern portion of Douglas County along U.S. 
Highway 395. There are five distinct areas within the Regional Plan: Topaz Ranch Estates 
(TRE)/Holbrook, Topaz Lake, Walker River Valley, Spring Valley, and Antelope Valley.  
Community plans for Topaz Lake and Topaz Ranch Estates (TRE)/Holbrook are included. 
The more rural areas, Antelope Valley and Walker River Valley, are not within Community 
Plans and are addressed as part of the overall Topaz Regional Plan. The Antelope Valley 
is located on the southern-most portion of Douglas County. Antelope Valley comprises 
approximately 47,346 acres; 33,356 are public lands, all of which are controlled by the U.S. 
Forest Service. Except for the East Valley Road, no access other than dirt trails exists for 
this area. Walker River Valley is located on the eastern portion of the Regional Plan. Along 
the Walker River there are agricultural lands and riparian vegetation. The Walker River 
separates Antelope Valley from the rest of the Topaz area. The topography is 
characterized with steep slopes, sparsely wooded piñon pines, hillsides, and a scattering 
of agricultural lands. 

 
REGION SPECIFIC POLICIES 

Provide community services and facilities to meet the needs of Topaz area 
residents. 
 
Coordinate and cooperate with other providers, where applicable, to plan and 
provide public facilities and services to the rural development areas of the Topaz 
communities at established rural levels of service. The County should work to 
upgrade facilities in existing rural areas over time and with available resources. 
 
The Douglas County School District should continue to monitor the need for 
development and location of potential school sites in the Topaz area. 
 
Allow the use of individual sewage disposal systems and domestic wells for 
service in rural residential areas of Topaz, unless continuing water quality studies 
identify the need for community systems. 
 
Coordinate and cooperate with the Bureau of Land Management (BLM) to plan 
public access and use of BLM lands in the Topaz area, particularly where BLM 
lands are adjacent to Topaz Park or other County recreational facilities. 
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TOPAZ LAKE COMMUNITY PLAN 

 

VISION STATEMENT 

Topaz Lake will provide a year-round epicenter of recreational activities, strengthening its 
businesses and providing increased amenities and services for its residents. 

 
 

COMMUNITY SPECIFIC POLICIES 

Designate Topaz Lake as a rural community and shall maintain the existing rural 
character of the residential areas of the community.  
 
 
Designate areas for compact commercial development where commercial 
centers are established and can be expanded. 
 
 
Require that all street types in new urban and rural development areas be paved 
and should minimize the installation of street lights, curbs, gutters or sidewalks. 
 
 
Evaluate the special recreational needs of senior citizens in the Topaz 
communities and include these in its recreational facility planning. 
 
 
Continue to provide County-wide park services and facilities at Topaz Lake Park 
as long as the leasehold is maintained. 
 
 
 
Encourage expansion and consolidation of water service systems. 
 
 
 
Require that all new individual sewage disposal systems will be located on a 
parcel or parcels with a minimum of one acre, per NAC 444. 
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TOPAZ RANCH ESTATES/HOLBROOK JUNCTION 
COMMUNITY PLAN 

VISION STATEMENT 

Topaz Ranch Estates/Holbrook Junction will remain a low-density rural community, 
focused around providing improved access and transportation to services and the 
strengthening of neighborhood-scale local businesses. 

 
COMMUNITY SPECIFIC POLICIES 

Designate the TRE/Holbrook area as a rural community and shall maintain the 
existing rural character of the residential areas of the community.  
 
 
Encourage Single Family Residential – 2 acre minimum as a standard for areas 
designated as single-family estates.  
 
 
Encourage the Topaz Ranch Estates General Improvement District (GID) to use 
the same roadway paving standards established for County roads, and should 
encourage the GID to pave existing collector roadways. 
 
 
Require that the future commercial, multi-family, single family estates, and 
receiving area development south of State Road 208 be served by a community 
water system. 

 
 
Encourage expansion of the Topaz Ranch Estates municipal water system.  
 
 
Continue to cooperate with the Topaz Ranch Estates GID in assessing flash 
flooding hazards in this community and in evaluating potential facility needs 
and funding sources for related drainage improvements. 
 
 
Evaluate the special recreational needs of senior citizens in the TRE/Holbrook 
communities and include these in its recreational facility planning.  
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PURPOSE 

The purpose of the Agriculture and Conservation Element is to present an overview of the 
agriculture industry and review the condition of natural resources and agricultural uses 
within Douglas County. Contained in this element is a summary of current issues and 
opportunities to help support agriculture throughout the community. 
 

GOALS 
The following goals, policies, and actions for the Douglas County Agriculture Element set 
forth priorities to protect and support agriculture in the next five to ten years. 

 

Enhance our air and water quality.  

  

Protect and expand, open space and natural areas, while enabling types 
of development that acknowledge and enhance agricultural areas.  

 

Encourage the efficient use of energy resources through energy 
conservation and improved access to renewable energy sources. 
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Protect sensitive wildlife and vegetation in recognition of their importance 
to our quality of life. 

 

 Protect and encourage ranching, farming, agricultural activities, and 
supportive industries. 

 

POLICIES 
 

Cooperate with private and public agencies to protect water quality throughout 
the region.  

 

Encourage the agricultural community to retain its water rights and protect 
water quality.  

 

Review the potential for wetland mitigation banking to allow for replacement of 
wetlands. 

 

Development shall be designed to minimize the amount of newly created 
impervious surfaces. Open spaces and landscaped areas shall be encouraged. 

 

Historic drainage patterns shall be utilized, shall maintain operations for the 
benefit of the downstream users of the irrigation network, and pre-development 
conditions maintained except as planned as a part of a regional drainage plan. 
Run-off rates and volumes shall be maintained.  

Industrial uses shall implement best management practices and enact on-going 
monitoring programs aimed at reducing the potential for impacts to 
groundwater quality.  
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Existing non-supplemental groundwater rights should be obtained for quasi-
municipal use when such rights become available. 

 

Review and evaluate the recommendations and alternatives contained in the 
report “Potential for and Possible Effects of Artificial Recharge in Carson Valley, 
Douglas County, Nevada.” 

 

Buffer water bodies, wetlands, and riparian areas from development. 

 

Protect prime farmland by discouraging development patterns that harm this 
important resource. 

 

Coordinate programs for public acquisition and development of open space 
areas with its efforts to protect land for agricultural use. 

 

Avoid locating noise sensitive land uses such as hospitals, schools, and homes 
in existing and anticipated noise impact areas. The County shall work with the 
Minden-Tahoe Airport as part of the development review process to determine 
where aviation easements are necessary. 

Effectively sustain ranchlands and farmlands in prime agricultural areas through 
a combination of land use planning tools that meet agricultural land 
conservation goals. 

Leverage a variety of funding sources to finance publicly accessible open space. 

 

Support the development of non-polluting renewable energy sources, such as 
solar, wind and geothermal energy, through the provision of appropriate land 
use designation and development regulations, which provide for on-site and 
off-site use of these energy resources. 
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Encourage incorporation of energy conservation features in the design of all 
new construction and substantial rehabilitation projects, both public and 
private. 

Protect environmentally sensitive and habitat areas that serve valuable 
ecological functions by limiting their development or by requiring mitigation of 
adverse impacts resulting from development. 

Work with the United State Forest Service, Bureau of Land Management, and 
Nevada Department of Wildlife to retain and enhance the viability of deer and 
pronghorn antelope seasonal habitats and migration corridors.  

Protect against and mitigate for invasive and nonnative species. 

Plan for the continuation of agriculture as a distinct and significant land use in 
the county. 

Define agricultural uses as economic development and promote and encourage 
agriculture as an important industry and as a desirable land use which serves to 
define the desired character of the county. 

Support and encourage “Agrihood” developments which include: commitment 
to farmland and open space preservation, production of agricultural products, 
preservation of our agricultural history, and provide 
economic/social/environmental values to the community.    

Collaborate with stakeholders and other affected interests to sustain, promote, 
revitalize, and grow the agricultural community. 

 

ACTIONS 

AC Action 1. Douglas County will investigate creating an Open Space Land Trust to 
facilitate planning and implementation of an Open Space Acquisition Program.  

AC Action 2. Update the 2007 Open Space and Agricultural Lands Preservation plan prior 
to September, 29 2029. The update should incorporate the development of a River 
Corridor Open Space plan addressing the branches of the Carson and Walker Rivers. 
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AC Action 2. Evaluate and update the definition of publicly valuable open space to include 
the provision of active recreation opportunities in less critical habitat to relieve recreation 
pressure in areas of more critical habitat, and manage public lands access.  

AC Action 4. The County should establish an open space acquisition program that 
identifies acquisition area priorities based on capital costs, operation and maintenance 
costs, accessibility, open space needs, resource preservation, ability to complete or 
enhance the existing open space linkage system and unique environmental features. 
Techniques for acquisition may include fee simple acquisition, acquisition of development 
rights, transfer of development rights, clustering, or other measures.  

AC Action 5. Douglas County will prepare recommendations on establishment of a 
Transferred Development Rights (TDR) bank to encourage conservation of open space 
areas in the County. 

AC Action 6. Douglas County will prepare a Low Impact Development Ordinance for all 
new residential, commercial, and industrial development to reduce pollutants from 
entering surface waters in Douglas County. 

AC Action 7. Douglas County will work with NDEP and the Carson Water Subconservancy 
District to remove one or more river segments from the EPA list of 303 (d) impaired waters. 

AC Action 8. Douglas County will develop comprehensive storm drainage design criteria 
for developed areas in conjunction with the Towns and GIDs. 

AC Action 9. Douglas County will develop a funding source to develop and implement a 
stormwater management plan for the Carson Valley. 

AC Action 10. Douglas County will implement the Clear Creek and Johnson Lane 
Stormwater Management Plans as required by the MS4 NPDES Permit. 

AC Action 11. Douglas County will amend the development code to include noise 
standards for noise generating activities, including limitations on hours of operation 
within the day. 

AC Action 12. Douglas County will evaluate and update agricultural exemptions and 
incentives to encourage continued agricultural conservation of open space to support the 
continuation of agricultural activities. 
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AC Action 13. Douglas County will evaluate agricultural zoning districts and property tax 
structure to support perpetual farming and agricultural uses in specific areas. 

AC Action 14. Douglas County shall minimize conversion of agricultural land to non-
agricultural uses and ensure that recognized needs for growth are met by infill and 
contiguous development. 

AC Action 15. Douglas County shall provide procedures for the acquisition, dedication, or 
purchase of agricultural preservation easements, by public or non-profit entities, as a 
means to retain land in agriculture. 

AC Action 16. Douglas County will support implementation of the updated Carson Water 
Subconservancy District (CWSD) Carson River Watershed Stewardship Plan. 

AC Action 17. Drainage facilities on U.S. Highway 395 at Smelter Creek, south of 
Gardnerville and from Minden north to Cradlebaugh Bridge should be expanded and 
improved at every opportunity. 

AC Action 18. Wetlands shall be protected to provide for groundwater recharge, flood 
protection, sediment and pollution control, wildlife habitat, and open space. 

AC Action 19. Development occurring at urban densities shall be serviced by a sanitary 
sewer utility.  

AC Action 20. Douglas County will evaluate the implementation of a water conservation 
program as a necessary measure to reduce municipal water demands. 

AC Action 21. Develop a Code Amendment to include language for Agrihood 
Developments.  

AC Action 22. Implement the Agrihood Strategy Framework accepted by the Board of 
County Commissioners September 3, 2020.  
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PURPOSE 

The purpose of the Economic Development Element is to review economic conditions and 
current strategies to promote economic development in Douglas County. The Economic 
Development Element identifies issues related to economic revitalization and 
opportunities to support and sustain economic development in Douglas County during 
the next five to ten years. 
 

GOALS 

The following goals, policies, and actions for the Douglas County Economic Development 
Element set forth priorities for the next five to ten years. 

 
Foster a diverse regional economy that adapts to changing needs of the 
workforce and enables business development, retention, and expansion. 

 

Emphasize the importance of the creation of "place" and the development 
of vibrant centers for our economic growth. 

 

Capitalize on outdoor recreation, lifestyle, and agricultural tourism 
business opportunities. 
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Provide access to high-quality education and support the development of 
a skilled workforce. 

 

POLICIES 
Policy 1. Continue the ongoing efforts to simplify the Douglas County 
approval process for businesses and industry and incorporate feedback from 
businesses during the development permit process to further meet their needs. 

 
Policy 2. Continue to research, adapt, and adopt best demonstrated practices 
from other communities and jurisdictions. 

 
Policy 3. Continue to recruit, retain, and expand advanced manufacturing and 
environmental innovation industry jobs. 

 

Policy 4. Continue to support recruitment, retention, and expansion of 
Outdoor Recreation and Lifestyle, Tourism and Visitor Services, Health and 
Wellness, and Aviation and Aerospace industry jobs.  

 
Policy 5. Support programs aimed at strengthening the accessible labor pool, 
such as affordable housing, recreational opportunities, transportation 
alternatives, and higher/continued education. 

 
Policy 6. Support and participate in regional economic development 
programs, projects, and activities. 
 

 
Policy 7. Downtowns and neighborhood centers should keep serving as 
essential community assets and comprise a significant portion of economic 
opportunities for our residents, with multiple benefits for the County and region. 

 
Policy 8. Seek infrastructure improvements that support economic 
development efforts. 
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Policy 9. Promote the revitalization of Stateline through the South Shore 
Revitalization Plan. 

 
 

Policy 10. Increase opportunities for public art by recognizing the economic 
benefits of promoting public art and culture through increases in tourism, jobs 
for artists, and by creating a source of community pride.  

 
Policy 11. Support environmental remediation to improve the built 
environment. 

 

Policy 12. Promote the revitalization of the Towns of Minden, Gardnerville, and 
Genoa and their Main Street program(s) and activities as key to the Douglas 
County local economy. 

 
Policy 13. Continue to improve outdoor recreation opportunities to build 
economic development through visitation, while improving quality of life for 
residents. 

 
Policy 14. Promote agricultural tourism as a way to link agricultural production 
and processing with tourism, in order to promote local businesses.  
 
Policy 15. Grow, diversify, and promote educational opportunities aimed at 
attracting and developing a qualified and accessible labor pool in order to 
promote business retention expansion, and attraction efforts. 

 
Policy 16. Capitalize on economic development opportunities spurring from 
the proximity to the Tahoe-Reno Industrial Center, one of the largest business 
parks in the world. 

 
Policy 17. Encourage training and assistance through the University of Nevada 
Reno, Western Nevada Community College, and Nevada Small Business 
Development Center. 
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ACTIONS 
E Action 1. Consider amendments to the development code to reduce or waive off-street 
parking requirements in the downtowns. 

E Action 2. Consider amendments to the Development Code to allow permanent sidewalk 
merchandise displays in the downtowns. 

E Action 3. Complete infrastructure projects such as the Martin-Slough Trail; Muller 
Parkway; and utilization of Complete Streets vision and plan for US Highway 395.  

E Action 4. Implement the South Shore Area Plan for Stateline. 

E Action 5. Complete the Tahoe Douglas Area Plan.  

E Action 6. Implement the Expanded Khale Drive Vision Plan 

E Action 7. Explore the creation of an Improvement District under NRS Chapter 271 for 
the Stateline area.  

E Action 8. Develop a communication and marketing plan for the Minden-Tahoe Airport. 

E Action 9. Update the Airport Economic Impact Study. 

E Action 10. Plan and develop the East Side of the Minden-Tahoe airport to facilitate 
business development, retention, and expansion.  

E Action 11. Seek funding to improve upon bicycle, pedestrian and equestrian 
infrastructure that supports economic development. 

E Action 12. Develop a network of partners to promote and advocate for outdoor 
recreation experiences. 

E Action 13. Advocate for trails as part of infrastructure and development opportunities. 

E Action 14. Develop a GIS layer for the public viewer which shows existing trails in 
Douglas County. 

E Action 15. Implement the Agrihood Strategy Framework.  
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E Action 16. Explore tools to promote economic development that does not require the 
investment of local funds. 

E Action 17. Evaluate and update land use regulations to foster a positive atmosphere and 
attract appropriate types of business to the community. Promote the types of uses that 
provide middle-income jobs and promote entrepreneurship. 

E Action 18. Explore tools to connect local consumers to local suppliers. 

E Action 19. Support local employees through efforts of making housing, daycare, and 
other needs more accessible and affordable. 

E Action 20. Maintain locations for light industry, and evaluate and update regulations 
relating to live-work light industry opportunities. 

E Action 21. Develop a strategy to attract and retain independent, contract and remote 
workers.  

E Action 22. Support development of business incubators, innovation center and co-
working spaces.  

E Action 23. Conduct a market analysis and develop a marketing strategy for the 
downtown areas of Minden and Gardnerville.  
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PURPOSE 

The purpose of the Growth Management Element is to evaluate current strategies to 
manage growth in Douglas County, review growth management issues and identify 
opportunities to improve the effectiveness of growth management policy in Douglas 
County during the next five to ten years. The Growth Management Element includes a 
review of the County’s Building Permit Allocation and Growth Management Ordinance.  
 
The Growth Management Element does not include a discussion of the growth 
management regulations in the Tahoe Basin that are overseen by the Tahoe Regional 
Planning Agency (TRPA). Information on growth management in the Tahoe Basin portion 
of Douglas County is presented in the South Shore and Tahoe Douglas Area Plans. 
 

GOALS 
The following goals, policies, and actions for the Douglas County Growth Management 
Element set forth priorities for the next five to ten years. 
 

Accommodate residential growth to a level that natural and fiscal 
resources can support and that our businesses need to flourish. 
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Direct development to locations within or adjacent to existing 
communities where public services and facilities can easily be provided, 
and a sense of community created or enhanced. 

  

Increase housing opportunities and reduce the shortage of housing that is 
affordable to the local workforce. 

 

Offer lifestyle options and environments that people of all ages and 
families can enjoy. 

 

Increase housing opportunities for households with special needs, 
including persons with physical and mental disabilities, the elderly, and at-
risk children. 

 

POLICIES 
 

 

Policy 1. Continue to implement the Building Permit Allocation and Growth 
Management Ordinance and report on the status on an annual basis.  

 

Policy 2. Use the Land Use Element of this Master Plan to designate areas for 
distinct urban and rural communities. The designated development areas of 
these communities shall not include land which cannot be served with adequate 
services and facilities during the time frame of the Master Plan.  

 

Policy 3. Limit extension of urban levels of public services to rural areas, except 
in cases where said extension is necessary for the provision of public health and 
safety.  
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Policy 4. Ensure that projects proposed in the Capital Improvement Program 
are consistent with the goals and policies in the Growth Management Element 
of the Master Plan.  
 
Policy 5. Support annexations to unincorporated towns or to service areas of 
providers (such as GIDs) that are compatible with the Master Plan’s identified 
Urban Service Areas. 

 

Policy 6. New receiving areas will be prohibited outside of urban service areas.  

 

Policy 7. Coordinate with service providers to consider modifications to the 
Urban Service boundaries during five-year updates of the Douglas County 
Master Plan.  

 

Policy 8. Enhance the quality, desirability, and integrity of neighborhoods.   

 

Policy 9. Support developments that include affordable housing with reduced 
development and building permits fees as well as reduced water and sewer fees. 

 

Policy 10. Support community land trusts to develop and maintain entry-level 
housing stock for households with incomes below 80 percent of median income. 

 

Policy 11. Continue to support and retain Nevada Rural Housing Authority and 
USDA first time homebuyer programs in Douglas County. 

 

Policy 12. Continue to pursue state and local home rehabilitation and 
weatherization programs in order to reduce ownership expenses and improve 
health and safety concerns. 
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Policy 13. Provide incentives for the provision of workforce housing. 

 

Policy 14. Promote cooperative efforts to provide workforce housing. 

 

Policy 15. Preserve existing workforce housing stock. 
 
 
Policy 16. Allow accessory dwelling units (ADUs) and County guesthouses. 
 
 
Policy 17. Promote the provision of a variety of housing options throughout 
the County. 

 

Policy 18. Support local efforts to increase affordable housing for individuals, 
families, elderly, and disabled populations. 
 

 
Policy 19. Housing units for qualified elderly and disabled households shall be 
eligible for project cost reductions by exceeding Fair Housing and Americans 
with Disabilities Act (ADA) accessibility requirements. 

 
Policy 20. Cooperate with developers in the production of dwelling units 
accessible to persons with disabilities and shall encourage developers to 
consider incorporating minimal changes in the percentage of new units, which 
would make them more usable for persons with disabilities while not otherwise 
affecting their marketability. 

 
Policy 21. Work with local housing groups to assist disabled persons with 
accessibility modifications. Encourage housing finance agencies such as, USDA, 
Nevada Housing Division and the Rural Nevada Housing Authority to make 
available housing rehabilitation funds for accessibility projects in Douglas 
County. 
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ACTIONS 

GH Action 1. Douglas County shall develop key indicators to monitor the impacts of 
growth, as well as progress being made towards implementing the County’s growth 
management programs, and report on them during each Master Plan update cycle.  

GH Action 2. The Community Development Department will provide input during the 
preparation of the annual CIP to insure consistency with the Master Plan and the Growth 
Management Chapter of the Douglas County Development Code.  

GH Action 3. If Ballot Measure #3 creating an Open Space tax is approved, Douglas County 
shall examine the feasibility of developing and/or working with an existing land trust or 
conservancy to implement and facilitate an Open Space Acquisition Program.  

GH Action 4. Douglas County shall analyze the effectiveness of the Transfer of 
Development Rights Program before the next update of the Douglas County Master Plan 
and prepare recommendations on sending and receiving areas and TDR values.  

GH Action 5. Evaluate and update land development regulations in Rural Areas to better 
protect wildlife habitat, habitat connections, scenic vistas and rural character.  

GH Action 6. Evaluate and update design regulations to encourage quality public space.  

GH Action 7. Amend the Douglas County Development Code to include minimum density 
requirements in the multifamily residential and mixed-use commercial zoning districts. 

GH Action 8. Douglas County will revise the Master Plan land use designations to permit 
multi-family zoning within the Commercial Land Use designation. 

GH Action 9. Douglas County will review the single-family design standards in the 
Development Code to determine whether or not impediments exist for the development 
of moderately priced entry level homes including single-family attached units. 

GH Action 10. Douglas County will revise the criteria in the Mixed-Use Zoning District to 
reduce the percentage of commercial usage required in MUC Zoning Districts. 

GH Action 11. Develop an additional 40 to 80 units of affordable rental units within ten 
years for elderly and disabled households. 
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GH Action 12. Prepare recommendations on amending the development code to require 
developers to include a percentage of affordable units in large subdivisions in return for 
a density bonus. 

GH Action 13. Evaluate and update land development regulations to remove barriers and 
provide appropriate exemptions for the provision of workforce housing. 

GH Action 14. Develop an outreach program for landlords to encourage long-term over 
short-term rentals. 
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PURPOSE 
The purpose of the Public Facilities, Services and Recreation Element is to review the 
availability and capacity of different public facilities, services, parks and recreation within 
Douglas County and to properly plan for and mitigate the impact of growth on those 
facilities.   

 

GOALS 

The following goals, policies, and actions for the Douglas County Public Facilities, Services 
and Recreation Element set forth priorities to protect and support agriculture in the next 
five to ten years. 

 

Support regional approaches to providing public services and facilities in 
coordination with General Improvement Districts (GIDs), Towns, the State, 
and other jurisdictions. 

 

Maintain service delivery standards that are consistent with County values 
and promote a high quality of life. 
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Ensure the timely provision of community facilities, services, and 
infrastructure, and require that new development pays its equitable share 
of the costs for public services and facilities needed to serve it. 

Preserve and enhance United States Forest Service, Bureau of Land 
Management, and other public lands throughout the County and promote 
a broad distribution and connectivity of trails, parks, open spaces and 
natural areas, habitat, and recreational resources. 

 

Provide and maintain an integrated transportation system for the safe, 
efficient movement of people and goods throughout Douglas County. 

 

POLICIES 

Policy 1. Continue to acquire and develop facilities through partnerships with 
other public and private entities including, but not limited to: Douglas County 
School District, Nevada Division of State Parks, Tahoe Regional Planning Agency, 
Nevada Department of Transportation, and private enterprises. 
 
Policy 2. Promote and encourage a coordinated regional approach to the 
disposal and use of treated effluent and wastewater management.  

 

Policy 3. Promote and encourage a coordinated regional approach to water 
service, water conservation, and water resource management.  
 

 
Policy 4. Acquire groundwater and surface water rights when such rights 
become available. 

 

Policy 5. Participate in the development of an interjurisdictional approach to 
protect critical aquifer recharge areas.  
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Policy 6. Facilitate the coordinated development of goals, policies and 
programs for water resource management in the County working with agencies 
such as the Carson Water Subconservancy District, the General Improvement 
Districts, Towns, Washoe Tribe, and other appropriate water purveyors.  

 

Policy 7. Constantly seek out new sources of traditional, private, and 
alternative funding for facility construction and maintenance. 

 

Policy 8. Promote broadband connections and high-speed internet access 
throughout public facilities. 

 

Policy 9. The County and Towns shall seek to expand recycling efforts and 
implement additional waste diversion programs.   

 

Policy 10. Neither new development nor the expansion of service areas should 
be allowed to decrease a system’s level of service below State or Federal 
standards.  

 

Policy 11. Rural areas may be served by individual sewage disposal systems if 
groundwater quality will not result in degradation beyond Federal and State 
standards.  

 

Policy 12. Identify barriers and develop strategies to meet service delivery 
goals. 

 

Policy 13. Analyze, evaluate, and plan for the expansion of public buildings and 
facilities to meet increased demand for government services.  
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Policy 14. Continue to make available to county residents and visitors alike a 
variety of active and passive park facilities and recreation programs that satisfy 
their needs and enhance their quality of life. 
 

 
Policy 15. Provide recreation opportunities that enhance the physical and 
mental well-being of the community. 

 

Policy 16. Create an edifying and positive public image for the community 
through the appropriate maintenance of the parks and publicly owned 
landscaped areas. 

 

Policy 17. Foster an atmosphere in which members of the community can voice 
ideas and concerns related to the proper planning and management of county 
facilities and services. 

 

Policy 18.  Operate and maintain indoor facilities that appeal to the recreational 
and social needs of citizens of all ages. 

 

Policy 19.  Continue to support the development of single-track trails, multi-
use trails, bike lanes and trailheads that provide access and connection between 
neighborhoods, recreation facilities, points of interest, and places of 
employment. 

 

Policy 20.  Continue development of adventure-related facilities, such as 
skateboard parks and BMX tracks, in appropriate areas of County-owned and 
managed properties. 

 

Policy 21. Include special use areas for dog owners and their pets, whether on 
or off leash, in future park developments, as deemed appropriate. 
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Policy 22.  Continue to plan for the needs and preserve the rights of current 
and future residents, and especially their access to public parks and recreation 
opportunities. 

 

Policy 23. Maintain clear and simple mechanisms by which the public can make 
donations for art, park and recreation improvements for public facilities and 
programs. 

 

Policy 24. Continually recruit and develop volunteer resources, which are 
deemed critical to the success of our recreational endeavors. 

 

Policy 25. Continue to support the joint use agreement with the Douglas 
County School District which supports joint free use of County and school 
facilities. 
 

Policy 26. Develop and maintain facilities which support the cultural and 
performing arts interests of our residents and visitors. 

 

Policy 27. Conserve open space to promote recreation opportunities and the 
responsible use of public lands. 

 

Policy 28. Coordinate with and strongly encourage the Bureau of Land 
Management 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. 

 

Policy 29. Assist Carson Valley Trails Association and Tahoe Rim Trail 
Association in developing new trails by providing access to Federal lands within 
Douglas County.  
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Policy 30. Continue to promote increased library visitation through an 
awareness campaign and the hosting of local events. 

 

Policy 31. Cooperate with other service providers to coordinate the timing of 
capital projects, to ensure that requirements of adequacy and concurrency are 
met, and to develop programs to reduce the cost of providing public services 
and facilities.  

 

Policy 32. Evaluate potential capital projects according to an established set of 
criteria to determine their importance in implementing the Master Plan’s goals 
and policies, with priority given to projects identified in the Master Plan.  
 

ACTIONS 

PF Action 1. Develop a facilities master plan to address space needs for government 
services. 

PF Action 2. Identify critical services, and define desired service levels from government 
service providers that address all policies of this section. 

PF Action 3. Define desired service levels and establish clear expectations for service 
providers to ensure efficient and cost-effective delivery of services. 

PF Action 4. Explore the feasibility of connecting communities with high concentrations 
of private wells, such as, Ruhenstroth, Johnson Lane, Topaz Lake and Topaz Ranch Estates, 
to public water systems. 

PF Action 5. Create incentives to encourage existing development to connect to public 
water and sewerage systems upon public service provider’s system expansion, particularly 
in areas with high concentration of nitrates reaching groundwater, such as Johnson Lane, 
and Ruhenstroth. 

PF Action 6. Evaluate and update development exaction regulations to address capital 
improvements, interstation impacts, road or turning lane impacts, impacts to water or the 
sewer system and other needs. 



Douglas County Master Plan: Goals, Policies & Actions 
 

 

Page | 57 

PF Action 7. Evaluate the feasibility of establishing impact fees in urban service/receiving 
areas (areas where increased density is proposed) to support expansion of required 
infrastructure and public facilities. 

PF Action 8. Identify appropriate locations for infrastructure before it is needed by 
projecting the location of future growth.  

PF Action 9. Evaluate and update the definition of publicly valuable open space to include 
the provision of active recreation opportunities in less critical habitat to relieve recreation 
pressure in areas of more critical habitat, and manage public lands access. 

PF Action 10. Evaluate private land recreation needs and management to relieve the 
impact on public lands. 

PF Action 11. The County should establish an open space acquisition program that 
identifies acquisition area priorities based on capital costs, operation and maintenance 
costs, accessibility, open space needs, resource preservation, ability to complete or 
enhance the existing open space linkage system and unique environmental features. 
Techniques for acquisition may include fee simple acquisition, acquisition of development 
rights, transfer of development rights, clustering, or other measures.  

PF Action 12.  The County shall utilize State of Nevada standards for the evaluation of new 
septic systems on the basis of the site’s susceptibility to groundwater pollution by septic 
effluent.  

PF Action 13.  The County shall continue to monitor areas with high septic system densities 
for signs of groundwater contamination from nitrates. 

PF Action 14. Douglas County will prepare amendments to the Development Code to 
support a Dig Once Policy for underground telecommunications and fiber infrastructure. 

PF Action 15. Evaluate database offerings, including Nevada State Library and other 
database additions/subtraction. 

PF Action 16. Pursue development of trail concept plan for the upper Kingsbury Grade 
segment of Pony Express National Historic Trail. 

PF Action 17. Update the Comprehensive Trails Plan. 
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PF Action 18. Partner with and support USGS to have the Numerical Groundwater- Flow 
Model of the Carson Valley, Douglas County, Nevada and Alpine County, California model 
updated, in order to develop a complete understanding of the availability and quality of 
water in the Carson Valley/Carson River Basin.  

PF Action 19. Develop a regional water resource plan pursuant to NRS 278. 

PF Action 20. Update the water conservation plan pursuant to NRS 540. 

PF Action 21. Update the AB240, growth management report as required.  

PF Action 22. Douglas County will implement the Airport, Johnson Lane, Alpine View 
Estates, and Ruhenstroth Area Drainage Master Plans. 
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PURPOSE 
The Public Safety Element is a new Master Plan Element and provides an updated status 
on fire protection, emergency management and law enforcement services in Douglas 
County. Consistent with NRS 278.160 (g), the safety element also identifies potential types 
of natural and manmade hazards, including floods, landslides, fires, or hazardous 
materials and seismic safety plans. In previous updates of the Douglas Master Plan, fire 
protection and law enforcement services were included in the Public Facilities and Services 
Element while natural hazards such as floods and wildfires were discussed in the 
Environmental Resources and Conservation Element. The Public Safety Element 
incorporates the County’s 2013 Hazard Mitigation Plan, by reference. 
 
 

GOALS 

The following goals, policies, and actions for the Douglas County Public Safety Element 
set forth priorities for the next five to ten years. 

Provide the community with increased safety from natural hazards 
through compatible design and development practices that protect 
ecosystem values and minimize damage to life, property, and fiscal 
resources.  
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Protect public health, safety, and welfare with professional law 
enforcement, fire protection, and emergency medical services.  

 

POLICIES 

Policy 1. Consider formation of a special district responsible for the 
development of regional flood and stormwater solutions and preparation and 
implementation of drainage plans for each community. 

 

Policy 2. Flood-prone areas, including wetlands, sloughs, arroyos, alluvial fans, 
detention facilities, and other flood risk areas should be considered for 
acquisition by public purchase or by dedication for public usage as parkways, 
sports facilities, neighborhood parks, recreational areas, and for wildlife habitat. 
Adequate right-of-way for the conveyance of storm water to the Carson River 
should be obtained.  

 

Policy 3. Non-structural flood control measures such as zoning limitations, 
open space acquisition, and watershed management should be used within the 
Carson River Floodplain and tributary watersheds as alternatives to structural 
measures. 

 
Policy 4. Encourage maintenance of historic stormwater discharge rates and 
volumes into surface water systems via the promotion of state-of-the-art 
stormwater management techniques. 

 

Policy 5. Assist the agricultural community in maintenance of irrigation 
systems used for drainage and/or flood control.  

 

Policy 6. Require sufficient easement widths for improvements and 
maintenance along all conveyance ditches that will be used for stormwater flood 
flows.  
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Policy 7. Encroachments and structure setbacks should be reviewed to 
eliminate conflicts and ensure that maintenance of the conveyance ditch and/or 
storm drain system can be achieved.  

 

Policy 8. Continue to work with the Carson Water Subconservancy District, the 
Bureau of Land Management (BLM), and the United States Forest Service (USFS) 
to address the upstream source area of flooding.  

 

Policy 9. Areas where flooding of structures occurs should be given top 
priority for both structural and non-structural improvements.  

 

Policy 10. Support updates and refinements to the East Fork Fire and Tahoe 
Douglas Fire Protection Districts’ Standard of Cover. 

 

Policy 11. Work with the Nevada Division of Forestry, Nevada State Lands, the 
Bureau of Land Management, and the U.S. Forest Service to implement fuels 
reduction projects on state and federal lands in and around communities.  

 

Policy 12. Continue to encourage and require development to mitigate safety 
hazards and economic costs from natural and human caused events that may 
affect natural resources and watersheds. 

 

Policy 13. Promote sustainable best management practices in hazard areas (i.e. 
flood, wildfire, geologic) that protect ecosystem values while minimizing 
catastrophic damage to life and property. 

 
Policy 14. Develop emergency management and hazard mitigation programs 
and regulations, standards and guidelines to be relevant at the individual, 
household, community, county, and regional levels. 
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Policy 15. Prohibit development on steep slopes and poor soils. 

 

Policy 16. Acknowledging that the community is located in a seismically active 
area, require strict adherence to building code recommendations for potential 
seismic events to protect individuals, buildings and infrastructure. 

 

Policy 17. Implement and keep the Hazard Mitigation Plan updated regularly. 

 

Policy 18. All local roads should meet the current design standard of conveying 
the 25-year storm.  

 
Policy 19. Areas developed by serial land parceling should be studied and the 
current water conveyance capacity of the infrastructure should be verified. 
Deficiencies should be noted and corrected as practical. Downstream capacities 
should be analyzed and improved if needed.   

 

Policy 20. Enhance the quality of life and security of all by providing fair, 
consistent, effective and professional law enforcement services. 

 

Policy 21. Work with UNR Cooperative Extension, East Fork Fire Protection 
District, Tahoe Douglas Fire Protection District, and Volunteer Fire Departments 
to encourage and support efforts to reduce hazardous fuels on private property.  

 
Policy 22. Support efforts to identify hazards to the Minden-Tahoe Airport, to 
protect the safety of the public and aircraft operators.  
 

 
Policy 23. Reduce exposure to pollutants and promptly mitigate spills and 
releases of toxic chemicals. 
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Policy 24. Coordinate a shared approach with community agencies toward 
reducing criminal activity through educational efforts that focus on crime 
prevention. Include coordination with major institutional, commercial and 

corporate stakeholders. 
 

Policy 25. Require development in designated high fire hazard areas to provide 
appropriate emergency access. 

 

Policy 26. Require development of lands within areas of identified active fault 
zones to conform to seismic development policies. 

 

ACTIONS 

PS Action 1. Update and refine Urban Wildland Interface and steep slopes maps, and 
consider adopting the International Wildland Urban Interface Code (IWUI) within the East 
Fork Township. 

PS Action 2. Evaluate and update development regulations for naturally hazardous areas 
based on mapping and other relevant data. 

PS Action 3. As part of each Master Plan Update, the Community Development 
Department, in coordination with East Fork Fire and the County Sheriff, will provide an 
evaluation of population growth and changing demographics in order to effectively 
maintain fire service coverage and police services at an optimal level. 

PS Action 4. Respond to and prepare for continued increases in emergency and non-
emergency medical responses, with consideration to the aging population, new senior 
living facilities, and the evolving socio-economics of the Douglas community. 

PS Action 5. Meet the national standards for emergency response times for Emergency 
Medical Services (EMS) calls, fire calls, and department standards for police Priority 1 calls. 

PS Action 6. Recognize and strengthen the role of social networks in public safety through 
increasing lawful activity in public spaces and through information sharing. 
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PS Action 7. Evaluate new technological advances and programs to modernize public 
safety efforts and provide efficient and effective services in the most cost-effective 
manner. 

PS Action 8. Develop a priority and phasing plan to provide for a detailed watershed 
analysis and improvement recommendations by watershed in relation to the seriousness 
of the existing and potential flood flow problems.  

PS Action 9. Investigate the use of existing irrigation ditches and canals to help alleviate 
Carson River and stormwater flooding problems, and prevent critical water conveyances 
from being obstructed or abandoned.  

PS Action 10. Investigate acquisition of rights-of-way, development of conveyances, and 
utilization of wetlands southeast of Genoa as possible detention facilities.  

PS Action 11. Establish and enhance neighborhood programs to involve the community 
in crime and fire prevention, disaster preparedness, and shelter management. 
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GARDNERVILLE RANCHOS COMMUNITY PLAN 
2020 UPDATE 

 
 ADOPTED BY GARDNERVILLE RANCHOS GENERAL IMPROVEMENT DISTRICT  

Board of Trustees 9/2/2020 

  
LOCATION AND GENERAL DESCRIPTION 

 
The Gardnerville Ranchos is the largest community in the county and is positioned to become 
even larger in the future.  The Gardnerville Ranchos Community lies in the south-central portion 
of the Carson Valley.  Historically used as ranching land, the community now maintains both 
rural and urban areas.  The residents of the Gardnerville Ranchos community enjoy the 
picturesque agricultural fields and the panoramic views of the Carson Range of the Sierra 
Nevada Mountains to the west and the Pinenut Mountains to the east. 
 
The Gardnerville Ranchos Community Plan includes the Gardnerville Ranchos General 
Improvement District (GRGID) and incorporates areas that are designated as Receiving Areas 
for future development within the Urban Service Boundary.  GRGID was created by Douglas 
County in 1965 as a NRS 318 GID and is one of the oldest GIDs in the County. 
 
Right behind agriculture as its predominant use, the Gardnerville Ranchos is primarily a 
residential community supplying over one-third of the total housing for the Carson Valley and 
represents more than 25% of the County’s entire population.  The area provides the County’s 
most diverse housing market, ranging from apartment complexes 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 of the total land usage within the GRGID boundaries. 
Current and future residential, commercial and industrial lands compose a large majority of the 
balance of the area.  Urban uses total approximately 1,605 acres of the Gardnerville Ranchos 
area.   
 

GARDNERVILLE RANCHOS COMMUNITY PLAN VISION AND 
OPPORTUNITIES 

 
2020 MASTER PLAN UPDATE 
 
The future vision for the Gardnerville Ranchos Community Plan area retains the 
community’s rural character and aesthetics.  The Gardnerville Ranchos residents share a 
strong sense of community.  Passive and recreational open-space are fundamental features 
in all new development projects to serve both new and existing residents.  Particular 
attention is given to prevent over-development of the vast amount of designated Receiving 
Area in the plan area while still providing housing opportunities that meet the needs of the 
Gardnerville Ranchos Community.  Key intersection improvements and roadway designs 
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should increase capacity and improve traffic circulation patterns, while proactive roadway 
maintenance programs will assure safe and smooth conditions.  Bicycle, pedestrian and 
equestrian and nature corridors can connect the Ranchos to the Gardnerville Community 
Center and adjacent communities.  Low-impact development practices are employed to 
protect and ensure the District’s low-cost, superior quality and quantity of ground water 
today and into the future. 
 
Other Comments Identified in this 2020 Master Plan Update and GRGID Workshops 
 
Establish permanent public access to neighboring Forest Service and BLM lands 
Limitations on commercial/industrial development 
Preservation of mountain views 
Provision of senior services 
The Ranchos has grown beyond the wooden sign/monuments welcoming folks to the 
Gardnerville Ranchos. 
Consider bike lanes on Centerville to connect the Ranchos to the Gardnerville Community 
Center with horse routes between ranches and fields. 
 
ISSUES IDENTIFIED IN PREVIOUS MASTER PLAN UPDATES AND WORKSHOPS 

 
Retention of the community’s rural character—With areas of the community 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 urban and 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 and 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 border the ditch. 
 
Other Comments Identified in Previous Master Plan Updates and Workshops 
 
Infrastructure—roads, connecting water/sewer lines for more cohesive functional system 
The existing MP is a very good document--If any changes, should make it more difficult to 
amend 
Improve roadways from the Ranchos to Gardnerville.  Add pedestrian/bike trail from Ranchos to 
Gardnerville.  Underground transmission lines when possible.  Prohibit light pollution (nighttime 
lighting). 
Quality of life to be preserved in our community.  Safety is most important. 
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EXISTING AND FUTURE LAND USES 
 
Current land uses in the Gardnerville Ranchos Community Plan are predominantly agricultural in 
the southwestern and extreme west and north portions, and primarily residential in the northern 
and eastern 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.  Over 500 acres of land 
have densities of 1 to 3.5 dwelling units per acre, approximately 219 acres of residential 
development have 3.5 to 8 dwelling units per acre, 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, 
however existing commercial zoning allows for 81 acres.  A neighborhood commercial area is 
centered at the intersection of Kimmerling Road and Tillman Lane and smaller commercial uses 
are present at entries to the community at Riverview Drive and Dresslerville Road.  The major 
industrial use is the Bing Materials facility, with neighboring smaller industrial uses that include 
a mini-storage facility.   
 
Three areas are designated for future development as Receiving Areas.  The first is the area 
surrounding the Bing Pit.  As the pit operation nears the end of its current use, urban or 
neighborhood commercial and multi-family residential uses would be compatible with the area.  
A comprehensive Specific Plan that specifies densities and uses and mitigates planning and 
environmental issues must be prepared and adopted prior to approving this area for development.  
Transferred Development Rights (TDRs) are required for this area. 
 
The second area, which is commonly referred to as Ranchos 8 and 9 is located to the east and 
south of the Ranchos community.  TDRs are also required for this area.  It is anticipated that 
development densities will be consistent with densities that are compatible with existing 
neighborhoods and Washoe Tribe lands.  Multi-family residential development in this Receiving 
Area is not compatible with adjacent land uses. 
 
Finally, the Receiving Area east of Rubio is anticipated to be developed at more rural densities 
with lot sizes generally in the one-acre range utilizing Single-Family Estates land use provisions.  
This area will also require TDRs. 
 

PURPOSE OF THE COMMUNITY PLAN 
 
The purpose of the Gardnerville Ranchos Community Plan Goals and Policies is to protect the 
future public health and safety of the community and preserve the predominant agricultural and 
rural character of the community, while recognizing the urban character of the community served 
by the Gardnerville Ranchos General Improvement District.  Our vision is one of collaboration 
between Douglas County, GRGID, the Minden-Gardnerville Sanitation District and local Towns 
to assure an integrative approach to water, sewer, roadway, new development, and community 
improvement projects.  Variance and Special Use Permits must be compatible with the GRGID 
Community Plan Vision. 
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GOALS, POLICIES, ACTIONS, AND INTENTIONS 
 

GR Goal 1:  To preserve, protect and enhance the rural aesthetics of the Gardnerville 
Ranchos community while establishing urban development within the Urban Service 
Boundary that is compatible with the character and existing development in the 
community. 
 
GR Policy 1.1:  Douglas County shall utilize its Master Plan, land use policies, zoning, project 
review process, and design criteria improvement standards to advocate development that will 
enhance the character, aesthetics and property values of the Gardnerville Ranchos. 
 
GR Policy 1.2: Multi-family residential development adjacent to existing single-family 
residential neighborhoods shall be strongly discouraged. Multi-family residential projects 
proposed adjacent to existing single-family residential neighborhoods shall be designed to assure 
compatibility in scale, bulk, building height and design.  Project sites shall be designed with 
substantial open-space buffers between single-family residential land uses. 
 
GR Policy 1.3:  Douglas County shall encourage the preservation of open-space and wildlife 
habitat by incorporating parkway and greenbelt areas that assist in providing buffers from 
development while preserving the views of the Sierra Mountains to the west and Pinenut 
Mountains to the east. 
 
GR Policy 1.4:  Douglas County shall require a comprehensive Specific Plan be prepared by the 
property owner(s) for each Receiving Area located within the Gardnerville Ranchos.  Topics to 
be addressed, but not limited to, include land use compatibility, on-site roadways and traffic 
modalities, necessary off-site roadway improvements to include increased capacity 
improvements, design aesthetics, water, sewer, drainage, storm water management, 
environmental issues and provision of open space. 
 
GR Policy 1.5:  When street lighting is included in a development proposal within the 
Gardnerville Ranchos, Douglas County shall require low intensity lighting focused downward 
with minimal spill to mitigate nighttime light pollution while assuring public safety. 
  
GR Goal 2:  To preserve, enhance and provide recreational opportunities and open-space 
areas within the Gardnerville Ranchos. 
 
GR Policy 2.1:  Douglas County shall work with GRGID and other entities to ensure adequate 
provision of park and open-space areas to meet the needs of the growing urban community.  
 
GR Policy 2.2:  Douglas County shall work with BLM and the USFS to identify areas to be 
included as permanent, publicly accessible open-space with emphasis along the southern 
boundary of the Gardnerville Ranchos. 
 
GR Policy 2.3:  When new development is proposed adjacent to Federal lands, Douglas County 
shall ensure adequate public access to Federal lands as determined by the Board of County 
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Commissioners.  Consideration should include access that permits recreational vehicles, public 
parking areas and buffer zones when adjacent to existing residential neighborhoods. 
 
GR Policy 2.4:  Douglas County shall place a high priority on preserving and maintaining 
floodplain areas recognizing their value as agricultural, drainage, wetland, parkway and 
greenbelt assets and wildlife habitats. 
  
GR Policy 2.5:  When new development is proposed within a designated Receiving Area, 
Douglas County and GRGID shall ensure inclusion of recreational open-space and/or public park 
areas to meet the needs of the growing urban community within the Gardnerville Ranchos. 
 
GR Policy 2.6:  In cooperation with the District, Douglas County shall encourage creation of a 
linear park that includes a xeriscape demonstration garden on the unused portion of the Drayton 
right-of-way if the Drayton extension is removed from the County’s Transportation Plan.  
Consideration should be given to public/private partnerships to establish a premier example of 
the potential benefits and beauty of xeriscaping and public park land uses. 
 
GR Goal 3:  To protect the health and welfare of Gardnerville Ranchos residents and 
provide necessary public safety services and infrastructure. 
 
GR Policy 3.1:  Douglas County shall work with USGS and GRGID to monitor the quality and 
quantity of groundwater in the Gardnerville Ranchos and to identify and mitigate negative 
impacts of human activities and development on groundwater and surface water quality and 
quantity. 
 
GR Policy 3.2:  In cooperation with Douglas County Sheriff’s Department and East Fork Fire 
and Paramedic District, Douglas County shall provide adequate fire, emergency and medical 
response times and facilities for the Gardnerville Ranchos and encourage active participation in 
Neighborhood Watch Programs. 
 
GR Policy 3.3:  In cooperation with Douglas County and East Fork Fire & Paramedic District, 
GRGID shall ensure sufficient fire flow to meet the needs of the growing Gardnerville Ranchos 
community. 
 
GR Policy 3.4:  Douglas County shall require development in wildland fire-prone areas to 
provide defensible space and sufficient wildland fire buffer zones and appropriate access for 
emergency vehicles.  Any new development adjacent to wildland areas shall be required to 
utilize fire-resistant building materials as determined by the Wildland Urban Interface codes. 
 
GR Policy 3.5:  Douglas County shall require development of land within areas of identified 
fault zones to conform with existing seismic development policies. 
 
GR Policy 3.6:  Douglas County shall encourage and support the development of senior services 
facilities and providers to meet the special needs and housing requirements of this large and 
growing segment of the Gardnerville Ranchos population. 
 



6 
 

GR Policy 3.7:  Douglas County and GRGID shall encourage and support the creation and 
implementation of xeriscape programs as an opportunity to promote water conservation for all 
end users.  All new residential and commercial development within a designated Receiving Area 
of the Gardnerville Ranchos shall include a xeriscape program that minimizes the use of turf.  
This policy shall not be interpreted to circumvent Policy 2.5 requiring the inclusion of 
recreational open-space and park sites within a project site. 
  
GR Goal 4:  To provide adequate, safe, and convenient transportation routes within the 
Gardnerville Ranchos. 
 
GR Policy 4.1:  Douglas County shall provide for an adequate system of arterial, major, and 
minor collector streets to create efficient traffic circulation patterns. 
 
GR Policy 4.2:  Douglas County shall require that all arterial, major, and minor collectors, and 
local streets which are the responsibility of the County within the Gardnerville Ranchos be paved 
and include drainage improvements. Streets in urban areas shall be improved to defined urban 
standards as defined in Douglas County Code. Streets in rural areas shall be improved to defined 
rural standards as defined in Douglas County Code.   
 
GR Policy 4.3:  Douglas County and GRGID shall ensure timely and proactive maintenance of 
streets and drainage within the Gardnerville Ranchos.  The District shall strive to assure a 
Pavement Condition Index of 70 or better as defined by the Metropolitan Transportation 
Commission (MTC) Street SaverTM program. 
 
GR Policy 4.4:  Douglas County shall ensure a minimum Level of Service C at all key 
intersections within the Gardnerville Ranchos.  Future design modifications to improve traffic 
flow shall provide for the safety of pedestrians, bicyclists and alternative transportation modes, 
and include bike lanes and traffic-calming measures as necessary and appropriate. 
 
GR Policy 4.5:  Douglas County shall require expanded traffic studies for all development 
proposals within designated Receiving Areas within the Gardnerville Ranchos recognizing that 
local development creates regional traffic impacts. Such studies shall include an impact analysis 
of construction-generated traffic, including effective mitigation measures. 
 
GR Policy 4.6:  Douglas County shall actively pursue traffic capacity improvements on 
Riverview Drive near the eastern boundary of the Gardnerville Ranchos with particular emphasis 
on increasing capacity at the Riverview Drive/US 395 intersection. 
 
GR Policy 4.7:  Douglas County shall actively pursue roadway, sidewalk, bike lane and drainage 
improvements to all of Tillman Lane from its northern origination to its southern terminus. 
 
GR Policy 4.8:  Douglas County shall determine the appropriate routes, plan for and implement a 
secondary access connecting SR 88 to US 395 at or near the southern boundary of the 
Gardnerville Ranchos, as identified in the 2017 Douglas County Transportation Plan. 
 
  



7 
 

GR Policy 4.9:  Any extension to Bluerock Road and Long Valley Drive necessary to accommodate 
development within the Receiving Areas in the Gardnerville Ranchos Unit 8 and Unit 9 shall be 
consistent with the existing roadway widths and provide adequate bicycle lanes and on-street 
parking. 
 
GR Policy 4.10:  Douglas County shall promote and encourage the creation of a bicycle/pedestrian 
nature path connecting the Gardnerville Ranchos to the Douglas County Community and Senior 
Center.  Strong consideration should be given to creating a route through the Hussman Ranch 
Conservation Area. 
 
GR Goal 5:  To designate areas for commercial development in the Gardnerville Ranchos 
where commercial centers are already established and can reasonably be expanded. 
 
GR Policy 5.1:  Douglas County shall use its Master Plan, land use policies, zoning, project review 
process and design criteria to promote commercial development where appropriate.  New and / or 
Expanded industrial uses are inconsistent with the Gardnerville Ranchos community vision. 
 
GR Policy 5.2:  For commercial development in the Kimmerling/Tillman corridor and the Bing Pit 
designated Receiving Area, Douglas County shall require the scale and design of commercial 
development blend with the area’s predominantly residential character. 
 
GR Policy 5.3:  Douglas County shall encourage and support a boutique/niche style grocery use 
within the Bing Pit designated Receiving Area to better serve the needs of the Gardnerville Ranchos 
community.  Consideration shall also be given to utilizing the Bing Pit as a surface water collection 
pond with potential recreational and wildlife preservation uses. 
 
GR Policy 5.4:  Douglas County shall prohibit the cultivation of marijuana or creation of dispensary 
facilities within the Gardnerville Ranchos. 
 
GR Policy 5.5:  Douglas County shall encourage only long-term rentals within the Gardnerville 
Ranchos and prohibit short-term or vacation home rentals. 
 
GR Goal 6:  To preserve and enhance a sense of community that ensures the Gardnerville 
Ranchos continues to be a desirable place to live. 
 
GR Policy 6.1:  The District shall develop and promote Low-Impact Development policies in 
coordination with Douglas County to assure environmental protections that sustain optimal air 
quality, water quality and quantity and minimize noise, odor, visual nuisances and minimize the 
impact of climate change. 
 
GR Policy 6.2:  The District shall coordinate with County Code Enforcement to minimize visual 
blight of signage through regulations that address sign size, style and location. 
 
GR Policy 6.3:  The District shall work with the County to implement and enforce all County 
Code(s) including those that limit the number of vehicles permitted at a residence and regulate the 
storage of non-operational vehicles on residential properties to prevent visual blight. 



 
 
 

GENOA COMMUNITY PLAN 
 

LOCATION AND GENERAL DESCRIPTION 
 

Genoa is Nevada’s oldest town, being settled in 1851. It lies at the western edge of the Carson 
Valley at the base of the Sierra Nevada Mountains. The community area boundaries include the 
Town of Genoa itself and a larger area surrounding the Town.  Much of the western boundary is 
U.S. Forest Service property.  Lands to the north, east and south are both residential and 
irrigated agriculture fields.  The Town has a very rural and historic character. Coupled with its 
location, it exudes a special charm that residents and tourists alike cherish.  
 
The Town hosts General Merchandise stores, Restaurants, Nevada’s oldest bar, a historic Town 
Hall and Community Church, a Country Store, Salons, Antique Stores, Mormon Station State 
Historic Park, a Courthouse Museum and the Genoa Park. It also has a Post Office and a 
Volunteer Fire Department. Two semi-private golf courses are located a short distance to the 
north. 
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 area 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 ½ 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, 1/4 - 5 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. 

 

ISSUES AND OPPORTUNITIES 
 

2016 MASTER PLAN UPDATE 
 

COMMUNITY WORKSHOPS AND 2016 MASTER PLAN SURVEY 
 

At the Community Workshop in Genoa, one resident submitted a suggestion that there should be 
some type of land use for multigenerational living units and common use facility (club house) In 
addition to the Community Workshop on the Master Plan, the Genoa Town Board reviewed the 
existing Genoa Community Plan and provided revisions and additions to the existing Genoa 
Community Plan goals, policies, and actions. During the Town Board meeting on the 2016 
Update of the Master Plan, there was discussion about the residential parcels which are non 
conforming with the current land use and zoning designations. More than 50 residential parcels 



in the Town are less than 0.5 acres but are designated as Single-Family Estates land use and 
SFR-1 Zoning. As a result, any residential additions or new residential development is required 
to meet SFR-1 setback requirements, or else must request a variance from the setback 
regulations. The County could initiate a Master Plan Amendment and rezoning for these parcels 
if the affected property owners supported such a change. 

 
URBAN SERVICE AREA 

 
Douglas County installed new wastewater lines in the Town of Genoa to accommodate 
commercial development. It may be appropriate to consider adding an urban service area for the 

 



 

Town to recognize that new commercial and residential development is expected to be served by 
public water and wastewater services. 

 
ISSUES IDENTIFIED FROM PREVIOUS MASTER PLAN UPDATES 

 
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. 

 

EXISTING AND FUTURE LAND USES 
 

The Genoa Community consists of the Town of Genoa and the outlying rural & residential areas 
relatively close to the Town. Much of the Town of Genoa is included within a Federal National 
Register of Historic Places and/or the Douglas County Genoa Historic District, which is a local district 
with boundaries based on the L.L. Hawkins 1874 map of the Town. 
 
The Town is the commercial hub of the community. Residential subdivisions are located to the east 
and north. The areas to the north are primarily Planned Unit Developments and are generally located 
around The Genoa Lakes Golf Club’s two golf courses – The Lakes course and The Ranch course. 
The remainder of the outlying community is primarily agricultural. 
 
The Town is relatively small at 202 acres.  The community area covers 6,374 acres.  Residential 
lots generally vary from approximately ¼ acre to 5 acres whereas the agricultural lands are 
zoned for 19 acre lots minimum. 

 
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 of Genoa has 4 approximately 25 acres of commercial zoning located within the 
central portion and within an area that is on the National Register of Historic Places. The 
Genoa Historic District Commission oversees architectural design compliance with regard to 
commercial and neighborhood commercial properties within the boundaries of the Genoa 
Historic District. David Walley's Hot Springs Resort is located one mile south of Genoa via 
State Route 206 or the Genoa Vista Trail. David Walley’s is a timeshare complex that 
includes restaurants, pools and hot springs.  

 
The community area possesses several restrictions, both natural and intentional, to 
development.  Conservation easements, which preclude development forever, are in place on a 
significant portion of the agricultural lands.  Steep slopes on the western boundary naturally limit 
development opportunities.  Limited commercial acreage in the Town will help keep its current 
character via County zoning and 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 the Economic Development Element 
for more information on Redevelopment Areas. 

 
Figure 8 depicts the land uses within the Genoa Community Plan. Agriculture is the largest land 
use at 39 percent, followed by Forest and Range at 32 percent. Commercial land uses are 
designated for 3% of the parcel acreage while community facilities account for less than 1 
percent. 

 
Figure 8 

Genoa Community Plan Future Land Uses, by Percentage 
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Map 9 depicts the future land use designations in the Genoa Community Plan. There are no 
urban service areas. Agriculture land uses are generally designated east of Foothill/Jacks Valley 
Road while Forest and Range is designated for areas west of Foothill/Jacks Valley Road. 

 
 
 
 



 

 

GENOA COMMUNITY PLAN GOALS, POLICIES, AND ACTIONS 
 

The purpose of the Genoa Community Plan Goals, Policies, and Actions is to protect the historic 
districts in Genoa, protect access to surrounding trails and open space, and reduce hazards from 
wildfires, earthquakes, and floods. 

 
GENOA CP GOAL 1 

 
TO PRESERVE AND ENHANCE THE EXISTING CHARACTER OF THE TOWN 
OF GENOA AND GENOA COMMUNITY. 

 
Genoa CP Policy 1.1  The County shall use its Master Plan and development regulations to 

maintain or enhance the existing rural, agricultural and historic character 
of the community. 

 

Genoa CP Policy 1.2  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. within the Genoa Town Boundary is 
encouraged. The County shall work with the Town to establish reduced 
appropriate parking requirements for the commercial corridor. The 
retention of and expansion of mixed commercial and residential uses 
in the designated commercial area is encouraged.  

 
Genoa CP Policy 1.3 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. 

 
Genoa CP Policy 1.4  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. 

 
Genoa CP Policy 1.5 The Town of Genoa and the County should periodically review the 

advisability of expanding the historic district. 
 

Genoa CP Policy 1.6 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.  

 
Genoa CP Policy 1.7  The Town of Genoa and Douglas County should encourage the 

displacement of overhead power and communication transmission lines 
to underground facilities along State Route 206 within the Town of 
Genoa. 

 
Genoa CP Policy 1.8 Douglas County shall encourage a quiet residential neighborhood and 

shall not approve any development or projects that will disrupt the 
livelihood or peace of the residents that live in the area. Douglas 
County shall enforce code 20.690.030.N to ensure a quiet 
residential neighborhood.  

 
Genoa CP Policy 1.9 Douglas County shall ensure that all streets within the Town of Genoa 

are to be slow and safe vehicular and pedestrian routes. 
 
 
 



 

 

Genoa CP Action 1.1 Conduct an annexation analysis to determine financial impact of 
expansion of Genoa Town Boundary 

 
Genoa CP Action 1.2 Work with the County Redevelopment Agency to explore funding 

opportunities to underground any existing overhead power lines by 
end of 2020 

 
Genoa CP Action 1.3 Identify public/private opportunities to increase public parking 

spaces in the Town of Genoa 
 

Genoa CP Action 1.4 Douglas County shall work with the Town of Genoa to develop 
County Code provisions that address our unique historical, 
geographical and topographical constraint s. 

 

Genoa CP Action 1.5   Douglas County shall coordinate with the Nevada Department of 
Transportation to ensure that modifications to State Route 206, 
Genoa Lane and Jacks Valley Road through Genoa are compatible 
with the existing character of Genoa and increase the safety or 
desirability of pedestrian traffic in the Town.  

Genoa CP Action 1.5 Douglas County shall place the Genoa Town Advisory Board in 
an oversight position to oversee the Genoa Historic District 
Commission.  

 
GENOA CP GOAL 2 

 
TO MINIMIZE THE RISKS TO THE RESIDENTS OF THE GENOA 
COMMUNITY FROM NATURAL HAZARDS. 

 

Genoa CP Policy 2.1  The County shall continue to work with the Town of Genoa to monitor the 
quality and quantity of groundwater in the Genoa community and to 
identify and mitigate negative impacts of human activities on 
groundwater quality and quantity. 

 
Genoa CP Policy 2.2 Douglas County shall continue to evaluate the need for additional 

policies regarding flood plain and floodway areas in the Genoa 
community area. following completion of FEMA investigations. 

 

Genoa CP Policy 2.3  Douglas County shall cooperate with the US Forest Service, Nevada 
Division of Forestry, Genoa Volunteer Fire Department, and the East 
Fork Fire Protection District to provide adequate rural fire response time 
and fire suppression facilities for this community. 

 
Genoa CP Policy 2.4  Douglas County shall work with the US Forest Service, Nevada Division 

of Forestry, Genoa Volunteer Fire Department, and the East Fork Fire 
Protection District and water providers to make available sufficient fire 
flow to meet the needs of the Genoa community. 

 
Genoa CP Policy 2.5  Douglas County shall require consider the development of lands 

within areas of identified active fault zones to ensure they conform to 
the seismic guidelines. 



 

 

GENOA CP GOAL 3 
 

TO ENSURE THE TIMELY PROVISION OF COMMUNITY FACILITIES, 
SERVICES AND INFRASTRUCTURE AT LEVELS ADEQUATE FOR THE 
GENOA COMMUNIT Y. 

 
Genoa CP Policy 3.1 Douglas County shall plan and provide appropriate public facilities and 

levels of services to the Genoa community. at established appropriate 
levels of service. Appropriate levels of service means rural, urban, or a 
combination of these service levels based on consideration of the 
nature of the use, the adequate facilities standards of this plan, and 
the community's character. 

Genoa CP Policy 3.2  Local roads within the Town of Genoa shall continue to support reflect 
the rural character while controlling dust. 

 
Genoa CP Policy 3.3 Community water, fire hydrant and sewer systems shall be extended to 

service the developed areas of the Town and community area. 
 

Genoa CP Policy 3.4 Douglas County shall assist the Town in conducting analysis and 
improving drainage and stormwater facilities within the Town of Genoa. 

 

Genoa CP Policy 3.5 Douglas County shall work with the Town of Genoa to ensure adequate 
provision of park sites to meet the needs of the growing community. 
ensuring they are consistent with the County's park standards established 
in the Parks and Recreation Element. 

 

Genoa CP Policy 3.6  Douglas County shall require development in designated high fire 
hazard areas to provide appropriate emergency access and prohibit 
it road closures which might be used in emergencies and to 
conform to the design guidelines. 

 
 

Genoa CP Action 3.1 Douglas County shall work with the Town to prioritize areas for 
improvement to drainage and stormwater facilities. 

 
Genoa CP Action 3.2 The County should evaluate the status of drainage ditches on the 

west side of Main Street and develop a plan for cleaning and 
maintaining these ditches. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

GENOA CP GOAL 4 
 

TO PRESERVE AND PROVIDE RECREATIONAL OPPORTUNITIES AND OPEN 
SPACE AREAS APPROPRIATE TO THIS RURAL COMMUNITY. 

 
Genoa CP Policy 4.1  Douglas County should support Carson Valley Trails Association and Tahoe 

Rim Trail Association in cooperation with the U.S. Forest 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. 

 
Genoa CP Policy 4.2  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 County Commissioners. 

 
Genoa CP Policy 4.3 Douglas County should support Carson Valley Trails Association and 

Tahoe Rim Trail Association in developing new trails by assisting in 
securing access to Federal lands within Douglas County. 
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ENVISION  
 
 
 
 
 

 
 
Minden and Gardnerville envision vibrant downtowns that are regional destinations and the hearts of 
their communities. Their town centers will be mixed-use, feature cultural facilities, have a full annual 
events calendar, and integrated arts programming. Their successful main street districts are enabled 
by a completed Muller Parkway allowing through-traffic to bypass Main Street. The Parkway supports 
redesign of the Main Street and historic Railroad Avenue portions of US395 as pedestrian-oriented 
experiences. Trails will connect the town centers with new parks along Martin Slough and Muller 
Parkway, which double as detention facilities that reduce flooding. Neighborhoods will have definable 
centers including parks, schools, libraries and their own namesake streets. New neighborhoods will 
include housing supporting the needs of existing and future residents. The Towns envision new types 
of housing including mixed-use development in the downtowns and agri-neighborhoods on the Towns’ 
edges. 
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INTRODUCTION 
PURPOSE, PROCESS, AND PEOPLE 

 
The towns of Minden and Gardnerville have embarked on an effort to update their Plans for 
Prosperity. The Plans provide guidance for their growth, economic prosperity, overall quality 
of life, and community character. 
 
 

I.1 PURPOSE 
The 2018 update to Minden and Gardnerville’s Plans for Prosperity was a jointly funded and managed 
effort by the Towns. The update was to provide an opportunity for the Towns to identify common 
solutions for policy issues that have transpired since the Minden (2003) and Gardnerville (2006) plans. 
 
Common Issues and Solutions 
The Citizen Advisory Committee (CAC) representing the Towns sponsored community workshops and 
acted as a sounding board for the update process. The communities worked with stakeholders to 
identify issues and craft policy proposals for both communities. These “high-level” issues are captured in 
Section 1 and provide a common long-range planning framework for both Minden and Gardnerville. 
 
Policy Update for Douglas County Master Plan 
The updated Plans for Prosperity are to be placed into the Douglas County Master Plan as a new Minden 
and Gardnerville Chapter. It replaces the policies in the existing land use chapter. The Plans for 
Prosperity are reformatted as a policy document with numbered goals and policies, which are then 
supported by an implementation section. 
 
 

I.2 PROCESS 
The planning process was organized as three steps: Analysis, Alternative Futures, and Preferred Plan 
Selection (Figure I.1).  The CAC sponsored three community workshops, two meetings with each Town 
Board, a Douglas County Planning Commission review meeting, and a meeting with the Douglas County 
Board of Commissioners. A Technical Advisory Committee of Town County, and other Agency staff met 
twice in the process. A draft policy document was circulated to the CAC, TAC, Town Boards, and 
stakeholders before it a final draft was completed. 
 
 

I.3 RELATIONSHIP TO OTHER POLICIES AND DOCUMENTS 
The Minden and Gardnerville Plan for Prosperity builds on previous efforts by the Towns, the existing 
2011 Douglas County Master Plan and portions of the 2016 Draft and other countywide transportation 
plans. The Minden and Gardnerville Plan for Prosperity includes areas within the existing urban services, 
receiving, and long-term growth areas (Figure I.2). 
 
Existing Plans for Prosperity 
The Plan for Prosperity 2018 Update is a combined effort by Minden and Gardnerville. Their previous 
plans were developed independently. Minden’s plan was adopted in 2003 and Gardnerville’s in 2006. 
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Gardnerville also prepared design guidelines (2006) and a parking district study (2007).  The Towns used 
their Plans for Prosperity as consensus documents to advocate for better planning and development. 
Portions of these plans were inserted into the Douglas County 2011 Master Plan land use chapter by 
County staff. 
 
The existing Minden and Gardnerville Plans for Prosperity emphasize extending the traditional scale and 
block pattern into new development areas. Key common policies expressed by both Minden and 
Gardnerville include: 
 
• Preserving their cultural identity and community character; 
• Building on traditional downtowns; 
• Protecting natural features and natural setting; and 
• Extending and connecting neighborhoods. 
 
Both towns expressed business-friendly policies in the existing plans, where Minden leaned towards 
economic diversification and attracting “clean-tech” businesses and Gardnerville focused emphasis on 
maintaining a business-friendly atmosphere. 
 

Figure I.1 Planning Process 
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Douglas County Master Planning 
The 2018 Plan for Prosperity Update took into account the 2016 Draft County Master Plan land use and 
circulation elements, 2014 Douglas County Bicycle Plan, 2003 Douglas County Comprehensive Trails 
Master Plan, and goals of stakeholders and property owners. 
 
 

I.4 ORGANIZATION OF DOCUMENT 
Following the Introduction, The Plan for Prosperity is organized into five goals and policies sections and 
an action plan section. These sections include: 

• An overall unifying framework for the Towns that provides a long-term road map for growth and 
urban services (Section 1) 

• Economic policies (Section 2) 
• Land use and community facilities goals and policies (Section 3) 
• Circulation (Section 4) 
• Community character (Section 5) 
• Implementation strategies and policies (Section 6) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 8 

Figure I.2 Minden and Gardnerville Planning Area 
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SECTION 1 
UNIFYING FRAMEWORK: High-Level Issues, Goals, 

and Policies 
 
The Towns of Minden and Gardnerville have been the center for Carson Valley governmental, 
cultural, and commercial activities for over 140 years. The prosperity of the Valley is 
inexorably linked to their progress and ability to provide services for people that farm, build, 
and now lead in advanced technology innovation. The Unifying Framework Section contains 
goals and policies for high-level issues facing both Towns in terms of how to better manage 
and provide urban services for growth, the future of their downtowns, becoming more 
environmentally and economically resilient, and focusing on the quality of growth. 
 
 
 

1.0 BACKGROUND 
The Towns of Minden and Gardnerville are communities with a rich history of growing slowly compared 
to the rest of the region. There is a lot of market pressure on housing and young people find it difficult 
to secure housing in the communities in which they grew up. To overcome these challenges, the plan 
takes a long view, particularly as it pertains to infrastructure, urban services, land use, and fiscal 
sustainability. The Towns and the County, and in some cases the State of Nevada, must collaborate in 
planning and funding transportation and stormwater infrastructure in the area to support prosperity.  
 
Minden and Gardnerville: Carson Valley’s Social and Cultural Centers 
The origins of the towns are their most valued and legible features. The historic downtowns and 
contiguous traditional porch-forward neighborhoods have the scale and design attributes the 
community wants to build from. Their importance goes beyond being a design reference for new 
investment, the Towns are Carson Valley’s traditional cultural centers inextricably linked to its identity 
and social traditions.  
 
Minden’s Historic Pattern 
Minden serves as the Douglas County seat and the traditional center of commerce. Minden was 
originally developed to serve H. L. Dangberg’s ranching and farming operations in Carson Valley. H. L. 
Dangberg was instrumental in bringing the Virginia & Truckee Railroad to the Carson Valley, which 
provided access to his regional markets (Maule, 1993).  
 
H. L. Dangberg prepared the original plat map for Minden in 1905. Minden’s town plan indicated a small 
“main street” community with areas for commercial, residential and public uses. The plan subdivided 
the town into 250’x225’ blocks with 15’ wide alleys and 25’x105’ lots. The plat maps identified the Town 
Square and the locations of public buildings. The plan featured 10-1/2 blocks of residential, 3 blocks of 
commercial and 1-1/2 blocks of public uses. The Town later expanded to the west in 1915. The 10-block 
expansion included the land where the Douglas County Courthouse stands. 
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Gardnerville Social and Commerce Center for Agriculture 
Gardnerville has a 140-year history as the commercial center for Carson Valley farms and has evolved 
into the commercial service center for South Douglas County. It was established in 1879. Named after 
John Gardner, the Town’s development was influenced by Danish and Basque settlers. In 1879, 
Lawrence Gilman bought the Kent House and had it moved from its site south of Genoa to land on the 
east fork of the Carson River and converted it to a hotel. A blacksmith shop and saloon were added. The 
hotel was the center of the hay- and grain-producing community for many years. Gardnerville was 
named for Gilman’s friend John Gardner. The J.T. Basque Bar and Dining Room is near the original site 
(visitcarsonvalley.org).  

The black- smith shop and a saloon ensured Gilman’s town utility and popularity with the ranchers. As 
the town prospered, a number of hotels, shops, and saloons sprang up. By 1899, Main Street was lined 
with two livery stables, a woodworking shop, a boarding house, a tin shop, three general merchandising 
stores, a hall, four saloons, one meat market, one furniture store, a drug and confectionary store, and 
two hotels. The Valhalla Society-a Danish organization whose purpose was to disseminate information 
to immigrants- was formed in 1885, making Gardnerville an important social center in the valley as well 
as a commercial center. Because of its location, Gardnerville came to serve as feed stop for the 24-horse 
freight teams passing between Carson City and Bodie (Dangberg, 1972). 

Planning for the Long Term Prosperity  
Best practices for community planning requires taking the long view, particularly as it pertains to 
infrastructure planning, urban services, and fiscal sustainability. Long term planning also requires a 
strategic approach to managing growth, economic revitalization, and fiscal resilience.  
 
Growth Management Policy Context 
Minden and Gardnerville are in the path of California and Reno/Sparks spillover growth into Carson 
Valley. However, they are growing slowly as compared to other parts of the region. Douglas County has 
a 22-year policy for growing responsibly. This includes a development Transfer Development policy, 
implemented by the 1996 Growth Management Ordinance. The Ordinance protects agricultural and 
environmentally sensitive areas by transferring their development potential to receiving areas, which 
are contiguous to the Towns, where they have access to urban services and can contribute to a cohesive 
sense of community. 
 
The draft Douglas County Master Plan Update 2016 includes these factors related to growth: 
 
• Douglas County’s Building Permit Allocation and Growth Management Ordinance were adopted in 

2007 (Chapter 20.560).   
• The ordinance established a two-percent (2%) growth rate (compounded annually) for the County over 

a 50-year period.   
• The total number of annual residential allocations was set at 317 permits in 2007, and gradually 

increases to 837 annual allocations by the year 2056.  There are 386 residential allocations available 
for 2017-18. 

• For the Minden and Gardnerville community plan areas there 2,586 approved residential units with 
606 built unit (23%) and 1,980 units (77%) remaining to be built in designated Receiving Areas.  

• Currently there are 261 acres of undeveloped residential acreage in Minden and Gardnerville 
community planning areas. 
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Economic Revitalization and Housing 
Competitive communities align jobs and housing profiles in their economic revitalization strategies. 
Their housing policies focus on accommodating the workforce of existing and future businesses and 
industries they want to retain and/or attract. Due in part to the existing Growth Management Ordinance, 
new residents and retirees are experiencing a shortage of obtainable housing. This is forcing young 
residents and service workers to relocate to other communities. 
 
Gardnerville and Minden’s young people and the workforce are facing a shortage of housing choices 
because of a disparity in incomes to housing costs: 
 
• Almost one-half of the renter households and 30% of ownership households in Gardnerville and 

Minden are spending 35% or more of their income on housing costs. 
• The extent of monthly rent ($1,100) or a unit sale price ($240,000) supported by an average annual 

salary ($44,122) in Douglas County is significantly less than the current average monthly rents or 
listing sale prices. 

• Existing and projected annual increases in monthly rents and sales prices are outpacing projected 
annual salary/wage increases. 

• The lack of ownership and rental housing variety could become a negative factor related to retaining 
existing and attracting new desired businesses and industries. 

• There is a shortage of workforce housing inventory priced at rent levels or sale prices affordable to the 
employees of the three largest job categories (hospitality; transportation, trade and utilities; and 
government) (Source: Rural Nevada Housing Needs Assessment, 2016/2017). 

 
Fiscal Resilience 
In the community planning process, a reoccurring discussion topic was how to assure the fiscal 
sustainability of the Towns. The Towns and County are creating economic opportunity for their private 
sector partners. However, they also need to maintain their fiscal capacity to deliver urban services. This 
includes maintaining a balance between revenues and expenditures in the long term from commercial, 
residential, and institutional land uses.  
 
Stormwater Management as Placemaking 
The towns are located at the confluence of the East Fork of the Carson River and Pine Nut and Buckeye 
washes. New hydrological models indicate the Carson River’s likelihood of severe flooding has been 
underestimated. A rare event of a spring snowmelt storm that also drifts over the Pine Nut Mountains 
could introduce historic levels of flooding in the Valley. The solution to reducing current nuisance 
flooding and potentially more dangerous events will likely require a three-tier approach to detention. 
This includes:  (1) detention in the upper reaches of the washes, (2) detention at the edges of the towns, 
and (3) larger culverts in the towns. Rather than approaching this solely as a detention volume solution, 
the Towns want to turn these potential responses into placemaking opportunities that can become 
wetlands and be part of the community park and trails system. 
 
Main Street and Muller Parkway are a Connected Project 
The Muller Parkway project has been in the Douglas County Master Plan for 20 years. Until the parkway 
is completed, US395 will shoulder increased traffic, primarily from regional growth. Traffic models 
indicate the level of service (LOS) will fail on US395 by 2025 without a completed Muller Parkway. 
Muller Parkway’s implementation is directly connected to the success of Gardnerville’s Main Street and 
Minden’s Railroad Avenue. The Town’s aspirations for pedestrian-oriented downtowns cannot be 
achieved without considering Muller Parkway and Main Street as a single, connected project. 
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Trails Policy Context 
The County and community stakeholders also have been planning trail systems for the past two decades. 
The 2003 Douglas County Trail Plan was updated in 2013 in a collaborative effort with the State of 
Nevada DOT. The plan strives to overcome a current lack of pedestrian and bicycle facilities throughout 
the County’s roadways by providing basic accommodations for bicycles, shoulders or bike lanes. Trails 
could also be constructed to connect future detention/wetland parks, Muller Parkway neighborhoods 
and the downtowns. 
 
The 2013 trails plan includes these objectives:   
 
• Objective 1: Increase Local Support of Bicycling 
• Objective 2: Increase Bicycle Tourism  
• Objective 3: Accommodate Appropriate Bicycling Facilities on all Roadways in Nevada Open to 
 Bicycling 

• Objective 4: Increase Motorists’ and Bicyclists’ Compliance with Laws Associated with Bicycling   
 

The 2013 plan envisions joint use paths along Martin Slough, Buckeye Road, portions of Muller Parkway, 
and US395 north of Ironwood Drive.  
 
High-Level Issues 
The Minden and Gardnerville Plan for Prosperity update process focused on four high-level topics. These 
include: 
 
• HOW WE GROW 
• VIBRANT MAIN STREETS 
• HEALTHY AND RESILIENT COMMUNITIES 
• MAKING GREAT NEIGHBORHOODS 
 
These high-level topics were identified by the communities in the planning process and are viewed as 
key drivers for success. The plan is organized around four overall goals and supporting policies for 
development as a means of providing a unifying long term planning framework for the Towns and 
County. 
 

1.1 HOW WE GROW 
How will the Towns provide urban services for future growth? 

 
Minden and Gardnerville strive to build on their traditional roles as the urban centers for the Carson 
Valley. These traditions include the railroad, which connected the Valley’s agricultural production to the 
markets of the western states and was a catalyst for development of Minden’s traditional main street 
district on Esmeralda Avenue. Minden also is the traditional Douglas County seat with over 500 
government employees who contribute to the vitality of the downtown, as well as a significant number 
of visitors who use County facilities. Gardnerville has been a commercial service center for agriculture 
whose role has expanded to now include contemporary local and regional shopping services for the 
Carson Valley. Both towns continue to build on their history as places central to community life. 
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Figure 1.1 Long-Term Growth Strategy 
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Growth Management Goal and Policies 
 
GOAL 1: To provide for long-term orderly growth and planning for urban services. 
 

P1.1 COORDINATE INVESTMENTS 
Cooperate with the County to continue to jointly plan and manage strategic urban growth that 
supports the Towns’ aspirations as the Valley’s principal central places. 
 
P1.2 INFRASTRUCTURE SUPPORT 
View infrastructure investments as “big moves” that connect economic, community image, and 
environmental strategies. 
 
P1.3 MATCHING HOUSING AND JOBS 
View housing availability as an extension of the Towns and County’s overall economic 
development strategy in order to meet the needs of existing and future workforce and residents. 
 
P1.4 LONG RANGE GROWTH 
Establish long-term Town growth boundaries for the purpose of planning for future development 
and related demand for urban services (Figure 1.1). 
  
P1.5 TOWN REVIEW OF LONG RANGE GROWTH AREAS 
In cooperation with Douglas County, expand the charge of Town Boards to include participation in 
review of development and infrastructure projects within their designated long-term growth 
areas. 
 
P1.6 COTERMINOUS SERVICE AND TOWN BOUNDARIES 
Realign the Towns’ boundaries and urban service boundaries to reflect incremental growth 
identified in approved growth management policies. 
 
P1.7 JOBS-HOUSING BALANCE 
Craft land use and development regulations that support ownership and rental housing that is 
needed by the Towns to retain existing and attract future employees. 

 
 

1.2 VIBRANT MAIN STREETS 
 How can the main street districts maintain their essential role as cultural and commercial centers for 

Carson Valley? 
 
Minden’s Esmeralda Avenue and Gardnerville’s Main Street are the traditional social and economic 
centers for the Carson Valley. US395 is the principal transportation facility for the Sierra’s eastern slope 
communities. It has evolved into only carrying traffic across the road’s full right of way. The types of on-
street parking, sidewalks and amenities that are essential for making a pedestrian-oriented retail 
environment work have been removed to accommodate that traffic (Figure 1.2). The Towns want their 
main streets to be pedestrian friendly and be conducive to successful commercial, social, cultural, and 
art activities. They seek a comprehensive solution to manage truck and peak automobile traffic that 
supports their ambitions for mixed-use, walkable destinations on their main streets. 
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Figure 1.2 Muller Parkway and Detention Park Concept Diagram 
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Vibrant Main Street Districts Goal and Policies 
 
GOAL 2: To invest and promote the towns’ Main Street districts as cultural, economic, and 
governmental centers.  

 
P1.8 MULLER PARKWAY 
Recognize that Muller Parkway’s function, design and implementation is part of an interconnected 
strategy for establishing and sustaining vibrant main street districts (Figure 1.2). 
 
P1.9 MIXED-USE DOWNTOWNS 
Pursue residential infill development in and adjacent to the downtowns to provide economic 
support and help to enhance vitality. 
 
P1.10 DEVELOP AN ART & CULTURAL PLAN 
Develop support, and implement an annual art, social, and cultural program that attracts 
residents and visitors. 
 
P1.11 MULLER PARKWAY FUNDING 
Pursue funding to complete the parkway as a facility capable of providing a bypass for traffic and 
trucks off US 395 around Minden and Gardnerville. 
 
P1.12 MAIN STREET IMPROVEMENTS 
Invest in improvements that will enhance both downtowns’ pedestrian-oriented experiences, 
including on-street parking, landscape and lighting, and sidewalks. 
 
P1.13 MIXED-USE DOWNTOWNS 
Promote multifamily housing and employment facilities in, and contiguous to, downtown Minden 
and Gardnerville by allowing multi-story mixed-use buildings. 
 
P1.14 COORDINATED TOWN PROGRAMMING AND PROMOTION 
Prepare a plan that connects the promotion and event programming that is managed by the 
Carson Valley Arts Council, the Towns, Main Street Gardnerville and other community partners. 

 
 

1.3 HEALTHY AND RESILIENT COMMUNITIES 
How can the towns work with their partners to coordinate investment that improves the residents’ 

quality of life and reduce the risks of environmental disasters? 
 
The Towns are the centers of social, educational, and healthcare activities. Their economic and 
environmental resilience is key to the quality of life for all of Carson Valley’s population. They are the 
traditional centers for commercial and institutional services. They provide residential neighborhoods for 
Carson Valley employees and, more recently, retirees. Located at the confluence of the East Fork of the 
Carson River and Pine Nut and Buckeye Washes, some areas are subject to periodic flooding (Figure 1.3). 
New hydrological models indicate the Carson River’s likelihood of severe flooding has been 
underestimated. A rare event of a spring snowmelt storm that also drifts over the Pine Nut Mountains 
could introduce historic levels of flooding in the Valley. The Plan proposes developing a series of 
detention parks and trail system woven together with the future Muller Parkway (Figure 1.4). 
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Figure 1.3 Flooding Risk and Opportunities for Joint Use Detention Parks 
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Economic and Environmental Resilience and Community Health Goal and Policies 
 
GOAL 3: To invest in a healthier and more economically and environmentally resilient community. 

 
P1.15 ECONOMIC RESILIENCE 
 
Maintain the focus of economic energy on the Towns and surrounding areas to create synergies 
that expand, strengthen and balance the local economy, thus making it less susceptible to 
economic downturns. 
 
P1.16 COMMUNITY HEALTH 
Provide healthcare services and develop trails and open space systems that support healthy, 
active lifestyles. 
 
P1.17 ADAPTING TO FLOODING 
Mitigate and adapt to higher risk of flooding by developing new detention facilities and reducing 
the impacts of new development on the watershed (Figure 1.3). 

 
P1.18 FISCAL CAPACITY 
Balance residential and commercial development to create a more sustainable and resilient tax 
base that enables the Towns to provide needed urban services.  
 
P1.19 OPEN SPACE AND RECREATION 
Designate easements and rights-of-way (ROW) to accommodate a continuous network of 
pedestrian routes and bikeways that connect community destinations and recreational facilities.  
 
P1.20 JOINT-USE FLOOD FACILITIES 
Plan stormwater detention facilities as recreational and visual amenities (Figure 6). Include 
special district partners (the school district, Towns, Douglas County, MUDs, and others) in the 
programming, planning, and implementation of these facilities. 

 
 

1.4 MAKING GREAT NEIGHBORHOODS 
How can new investment reflect the Towns’ design character aspirations? 

 
Minden and Gardnerville’s existing Plan for Prosperity emphasize growing from, and connecting to their 
downtowns (Figure 1.4). Existing policies emphasize extending the traditional grid patterns of streets 
and blocks and street-oriented building design that result in sociable and safe streets. The plans insist on 
designing great neighborhoods rather than simply engineered subdivisions, where the scale and 
development patterns reflect the moderate pace of growth mandated in the 2007 Douglas County 
Building Permit and Growth Management Ordinance (which allows up to a 2% annual residential growth 
rate for the County over a 50-year period). 
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Figure 1.4 Centered and Connected Neighborhoods 
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Great Neighborhoods Goal and Policies 
 
GOAL 4: To invest in development of high quality, well designed neighborhoods.   
 

P1.21 CENTERED AND CONNECTED NEIGHBORHOODS 
Design neighborhoods that are connected by walkable streets and trails, and are organized 
around central parks and other community facilities, that feature cultural and natural assets 
(Figure 1.4).  
 
P1.22 JOINT DEVELOPMENT FACILITIES 
The Towns and related special districts should pursue joint development opportunities for parks, 
schools, storm water detention, trails, and buildings/facilities that minimize costs and add value 
to neighborhoods. 
 
P1.23 SITE AND BUILDING DESIGN 
Design new neighborhoods to respect their context with buildings that reflect the scale and 
orientation of the traditional town centers, and with plans that feather development into rural 
and agrarian landscapes, and that use block patterns to accommodate the County’s future 
moderate pace of growth. 
 
P1.24 NEIGHBORHOOD PLANNING 
Develop a neighborhoods element in the Plan for Prosperity to be included in the Douglas 
County Master Plan. The element should include the name and location of existing and future 
neighborhoods, places, connections concepts, and development concepts guidelines. 
 
P1.25 DESIGN AND DEVELOPMENT REVIEW  
Require new subdivision development to submit for neighborhood design review with the 
Towns. The submittal requirements should include overall neighborhood land use program 
concepts for placemaking, connections, and design character. 
 
P1.26 JOINT DEVELOPMENT FACILITIES 
Plan and implement community facilities, including future flood control facilities, as 
neighborhood and community-building opportunities. Include an opportunities map for joint 
facilities in the Plan for Prosperity. 
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SECTION 2 
ECONOMIC WELLBEING 

 
The Towns strive to improve the quality of life for residents through careful stewardship of 
land use, infrastructure, and urban services. Minden and Gardnerville aim to grow 
responsibly and provide economic opportunities for existing and future businesses that 
diversify their economies. The Economic Wellbeing Section focuses on goals and policies for 
fiscal sustainability, attracting new knowledge workers, and matching economic goals with 
housing. 
 
 

2.0 BACKGROUND 
The Towns have been the traditional economic centers for Carson Valley. They have provided 
commercial and institutional services for new residents, agriculture, and new industries for many years. 
 
Population and Demographics 
The Towns have been the traditional economic centers for Carson Valley. They have provided 
commercial and institutional services for new residents, agriculture, and new industries. 
 
Population Trends and Growth 
The population of Douglas County has continued to increase since 2000, however the rate of growth 
declined between 2010 and 2016.  It is anticipated that Douglas County will continue to grow, attracting 
retirees from California and or parts of Nevada (e.g. Carson City) who view the valley as an attractive 
place to live.  
 
The population of Douglas County was 41,259 in 2000 according to the Rural Nevada Housing Needs 
Assessment 2016 by Vogt Strategic Insights.  Between 2000 and 2010 the population within the County 
increased by 5,738 to a total of 46,997, which represents a 14% increase or annual rate of increase of 
approximately 1.4%. However, between 2010 and 2016 the population of the County only increased by 
an estimated 1,238, or 2.6%, to a total of 48,351.   
 
Table 2.1 presents the projected total population for Douglas County to 2030.  As indicated the rate of 
population growth is projected to decline for each five-year time segment between 2016 and 2030. 
 

Table 2.1 Total Population for Douglas County, 2010 to 2030 
_____________________________________________________________________________________ 
      Total    Change from    
Year  Population  Previous Period  % Change 
2010    46,997 
2016    48,351         1,238      2.6%     
2021    49,298         1,063      2.2% 
2025    49,945            647      1.3% 
2030    50,659            714      1.4% 
_____________________________________________________________________________________ 
Source: Nevada State Demographer; Nevada Department of Taxation 
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The current (2017) populations of Minden and Gardnerville are 3,001 and 5,656, respectively, – for a 
total of 8,657.  Projected populations for Minden  and Gardnerville could reach 9,250 by 2040 if the 
projected rates of population growth for Douglas County as a whole are applied.  
 
Age Distribution 
Population projections for Douglas County indicate increases among four of eight age segments (Table 
2.2). The under 19, 20 to 24, 45 to 54 and 55 to 64 age segments are projected to slightly decline over 
the period from 2016 to 2021; and projected to continue to decline from 2021 to 2030 according to the 
Nevada State Demographer and Nevada Department of Taxation.   
 
The most significant population growth for the County is projected to be in the 65 to 74, and 75 and 
older age segments.  Area projections among these two age segments account for an increase of 
approximately 2,477 from 2016 to 2021.  The number of persons within these two age segments is 
projected to constitute 28.1% of the total County population in 2021, which is an increase from 23.8% in 
2016. Therefore, the population is projected to continue to get older over the period from 2021 to 2030.  
 

Table 2.2: Total Population by Age for Douglas County, 2010 to 2030 
_____________________________________________________________________________________ 
 
Age Segments     2010     2016     2021     2025     2030 
19 & under  10,480  10,003    9,862    9,090    9,194 
20 to 24    1,989    2,205    2,077    2,310    2,307 
25 to 34    4,242    4,474    4,733    5,423    5,020 
35 to 44    5,093    4,807    4,950    7,087    7,282 
45 to 54    7,715    6,793    5,869    5,921    6,701 
55 to 64    7,999    8,580    8,384    6,691    6,050 
65 to 74    5,635    7,048    8,358    7,578    7,302 
75 & over    3,844    4,441    5,608    5,523    6,367 
Total   46,997  48,351  49,841  49,945  50,223 
_____________________________________________________________________________________ 
Source: Vogt Strategic Insights, 2016; RACESTUDIO 
 
Households 
The number of households in Douglas County was 16,401 in 2000 according to the Rural Nevada 
Housing Needs Assessment 2016 by Vogt Strategic Insights.  Households increased 3,237 (19.7%) within 
the County between 2000 and 2010, and increased by an estimated 834 or 4.2% between 2010 and 
2016.   
 
In 2021 it is projected there will be 21,549 total households in Douglas County which represents an 
increase of 775 households, or 3.8% from 2016.  These projections indicate that households headed by 
persons in the three age segments of 65 to 74, 75 to 84, and 85 and older will experience the largest 
increase between 2016 and 2021.  The growth of these senior households indicates a growing demand 
for senior housing in the market as the baby boomer generation is now and is becoming of senior age 
segments. 
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2.1 FISCAL SUSTAINABILITY 
How can the Towns create economic opportunity and maintain their fiscal capacity to deliver 

urban services? 
 

Financial Sustainability of Towns 
Overtime the Towns will continue to grow, and the Town’s annual operation and service costs will also 
continue to increase because future growth and land use development will create a demand for 
additional services to be provided by the Towns. As the Towns plan for their respective futures it is 
important for the Towns to view decisions related to growth and land use development in a fiscally 
responsible manner.  The Towns will need to review and evaluate the estimated service cost and 
projected public tax revenue associated with any future proposed growth and land use development; 
and more specifically balance the financial implications of such service costs and revenue by land use 
type (residential, commercial, industrial, etc.). 
 
For purposes of this Plan for Prosperity Update, the Towns prepared information regarding the 
estimated existing service costs and related public tax revenue associated with the current developed 
area of the Towns.  Specifically, the information addressed the existing number of developed acres 
within the Town boundaries, the annual public tax revenue generated from the developed portions of 
the Towns, and the current annual costs the Towns incur in providing services to those developed areas 
– both overall and by major land use category.  The purpose of this effort was to attempt to identify the 
financial implications of various major categories of land use on the Towns’ existing and future fiscal 
sustainability. 
 
There are approximately 2,186 acres of land within the current town boundaries of both 
Minden and Gardnerville, of which 1,381 acres (63%) is currently developed (not including 
vacant land) and are serviced by the Towns.  The breakdown of the current developed acreage 
by land use category is presented in Table 2.3 below.  As indicated the largest land use 
categories by acreage are Single Family Residential, Multi-family Residential and Commercial 
which constitute 36.1%, 4.9% and 19.3%, respectively, of the total overall acreage.   
 
Table 2.3 presents estimated annual assessed valuation, both by total and per acre, of the 
developed areas of the Towns by major land use category. 
 

Table 2.3: Estimated Assessed Valuation for Minden and Gardnerville Combined by Major Land Use 
Category, 2018 

_____________________________________________________________________________________ 
    No. of               Estimated Assessed         Assessed Value    
Land Use Category   Acres            %  Value (in 000s)  Per Acre (Est.)         
Single Family Residential    790      36.1%            $ 234,300  $   296,600   
Multi-family Residential     107        4.9%      $   16,600  $   155,100   
Commercial      421       19.3%      $   65,651  $   155,900    
Industrial        63            2.9%      $     1,926  $     30,600   
Public Use        95        4.3%      $     3,479  $     36,600   
Vacant       710      32.5%      $   10,980  $     15,465   
Total     2,186    100.0%      $ 332,936   
_____________________________________________________________________________________ 
Source: Town of Gardnerville; Town of Minden; RACESTUDIO 
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The principal source of annual operating revenue for the Towns is from the Town’s portion of 
Douglas County ad valorem property tax, State Consolidated Tax (C-Tax), which includes retail 
sales tax, and State gaming revenue. The Towns receive 0.6677% of the annual Douglas County 
ad valorem property tax revenue (currently at the State cap rate of 3.66%); an allocation of the 
C-Tax; and an allocation of annual State gaming revenue based on the gaming activities located 
within the respective Towns. Table 2.4 presents a summary of estimated annual public tax 
revenue by major land use category for both the Town of Minden and Town of Gardnerville 
(combined) for 2018. C-tax and gaming revenue are included in the Commercial land use 
category. 
 
The portions of the current 2018 annual Towns’ budgets for operations, services and related 
administration costs (not including capital improvements) is approximately $1,413,000 for the 
Town of Minden and $1,348,000 for the Town of Gardnerville. The Town of Minden budget 
includes services for highways/streets, cultural/recreation and administration. The Town of 
Gardnerville budget includes services related to public works, parks and administration. 
 
Based on the estimated total developed acreage (not including vacant land) in Table 2.4, the 
overall annual service cost per acre is approximately $1,263.  However, the service costs are not 
equally distributed by the major land use categories. Based on information provided by the 
Town Managers, the subjective “adjusted” annual service costs per acre for the major land use 
categories are indicated in Table 2.4. 
 

Table 2.4: Estimated Annual Revenue and Service Costs for Minden and Gardnerville Combined by 
Major Land Use Category, 2018 

_____________________________________________________________________________________ 
         Annual Public Tax      Annual Service  
Land Use Category   Acres            %  Revenue Per Acre        Cost Per Acre 
Single Family Residential    790      36.1%                $ 1737    $  2,761     
Multi-family Residential     107        4.9%          $   855     $  1,103    
Commercial      421       19.3%          $ 2,645    $     749 
Industrial        63            2.9%          $ 1,804    $  2,235 
Public Use        95        4.3%          $         0    $       62     
Vacant       710      32.5%          $       99     $         0    
Total / Average   2,186    100.0% 
_____________________________________________________________________________________ 
Source: Town of Gardnerville; Town of Minden; RACESTUDIO 
 
Comparing annual public tax revenue per acre to annual Towns’ service costs per acre by major 
land use category indicates that: 
 
• The Single Family Residential and Multi-family Residential land use categories generate 

substantially less annual pubic tax revenue per acre than the estimated annual costs per 
acre to service those two land use categories. 

• The Commercial land use category generates significantly higher annual public tax revenue 
per acre than the estimated annual cost per acre to service that land use category 
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• The Industrial land use category generates less annual public tax revenue per acre than the 
estimated annual cost to service that land use category combined for both Towns; however, 
for the Town of Minden the annual public tax revenue per acre exceeds the annual service 
cost for the Industrial land use category 

• The estimated annual revenue per acre and the estimated service cost per acre figures for 
the Public Use and Vacant land use categories are about equal 

 
ECONOMIC WELLBEING GOAL 1: To growth wealth and maintain fiscal sustainability. 
 

P2.1 PROMOTE TOWNS 
Promote Towns as the principal location for commercial services and new employers. 
 
P2.2 SUPPORT NEW INVESTMENT 
Provide urban services and infrastructure that supports existing and attracts new desired 
businesses and employers. 
 
P2.3 MANAGE FISCAL IMPACTS OF LAND USES 
Plan for land uses that balance public tax base revenues and urban service costs. 

 
 

2.2 ECONOMY AND EMPLOYMENT 
How can the Towns diversify the local economy by attracting new employers? 

 
Jobs, Employment and Wages 
According to the draft Douglas County Master Plan 2016, Economic Development Element there was 
18,842 jobs (employed persons) in Douglas County in 2016. Leisure & Hospitality industry was the 
dominant industry with 6,010 jobs or 32.5% of the total, while the next highest categories were 
Transportation, Trade & Utilities at 2,735 jobs (14.8%) and Government at 2,278 jobs (12.3%).   
 
The Towns of Minden and Gardnerville play a large part of the overall Douglas County economy, as six of 
the top ten largest employers within Douglas County in 2016 are located in Minden and Gardnerville.  
These include: 1) Douglas County School District; 2) Douglas County; 3) Bently Nevada; 4) Carson Valley 
Inn; 5) Carson Valley Medical Center; and 6) Wal-Mart. 
 
In terms of future growth, the information from Douglas County, RCG Economics and Vogt Strategies 
indicates that employment (jobs) in Douglas County is projected to increase by approximately 22.4% 
from 2016 to 2030 – increasing the total number of jobs from 18,472 to 22,615. This equates to a 
projected annual growth of approximately 1.6%.  
 
The total number of households in the County is projected to increase from 20,472 in 2016 to 22,170 in 
2030 – an increase of 8.3% - or approximately 0.5% per year. Therefore, the projected rate of growth of 
employment is estimated outpace the increase in total households; and the number of jobs per 
households is projected to increase over the period from 2016 to 2030 as indicated in Table 2.5. 
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Table 2.5: Estimated Future Employment for Douglas County, 2016 to 2030 
_____________________________________________________________________________________ 
        No. of    Jobs 
No. of Jobs Total  # Change  % Change Households (HH) per HH 
2016  18,482      20,472   0.90 
2020  19,569  1,087  6.0%  20,979   0.93 
2025  21,037  1,468  7.5%  21,567   0.98 
2030  22,615  1,578  7.5%  22,170   1.02 
_____________________________________________________________________________________ 
Sources: Douglas County; RCG Economics; Vogt Strategies 
 
The reported average annual wage in Douglas County for 2016 was $44,122, which was up from $39,033 
in 2011 – a 13.0% increase in 5 years.  The highest reported annual salary was for the Financial Services 
category at $74,109. However, the reported annual salaries for the three largest job categories were 
$31,122 (Leisure & Hospitality), $34,536 (Transportation, Trade & Utilities) and $48,892 (Government), 
respectively. These annual salary figures for these three categories of jobs (that constitute 59.6% of the 
total jobs) are either below or just slightly above the reported average annual salary of $44,122. 
 
The annual median household income for Douglas County in 2010 was $60,151 according to the Rural 
Nevada Housing Needs Assessment 2016 by Vogt Strategic Insights. Between 2010 and 2016 the annual 
median household income in the County decreased by 2.3% to $58,767. The decline is attributed to the 
national recession and reflects an increase in the number of lower income households in the area.  
Projections indicate that the annual median household income for Douglas County will be $59,989 by 
2021 an increase of 2.1% from 2016, but still below the annual median household income for the County 
in 2010.   
 
The Minden-Gardnerville area had an estimated annual household income of $55,377 in 2016, which is 
lower than the Johnson Lane/Stephanie Lane area ($69,019) and reminder of the County ($56,553). The 
annual median household income for the Minden-Gardnerville area is projected to increase to $56,491 
in 2021, which is still less than the Johnson Lane/Stephanie Way area ($71,154) and reminder of the 
County ($56,957). 
 
Heritage Tourism and Agritourism 
Minden and Gardnerville have been the traditional service centers for Carson Valley’s farmers and 
ranchers. Agrarian landscapes contribute to the lifestyle and visual context valued by the town residents. 
The towns can benefit from strategies that build upon this heritage by positioning existing and future 
businesses as destinations for those visitors looking to experience the Valley’s history and agricultural 
products. 
  
The Carson Valley Agricultural Tourism Assessment, July 2014, provides a comprehensive overview and 
assessment of the potential opportunities for increasing agricultural-related tourism activity, to further 
enhance the overall tourist sector, economic vitality with agriculture, and present cultural heritage for 
communities in the Carson Valley. It outlined a series of strategies and recommendations focused on 
short-term and long-term product development, marketing, and event planning that the towns can build 
on supporting local businesses as part of an agritourism and heritage tourism experience. 
  
For example, the new Bently Heritage Distillery in the Minden Mill Complex and existing traditional 
attractions such as J.T. Basque Restaurant in Gardnerville can be the principle destinations linked to 
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heritage tourism and agritourism strategies for the Carson Valley. These businesses feature valley grown 
crops and meats. In addition, heritage tourism and agritourism can help promote: the Towns’ parks as 
venues for special events such as the Eagles and Agriculture event sponsored by the Chamber; increase 
market interest in new agri-neighborhoods; development of guest facilities associated with valley 
agriculture on the edges of the towns; and Minden and Gardnerville as the hubs of a regional scenic 
trains program. 
 
New Employment and Economic Opportunities 
In terms of future growth and direction the Douglas County Valley Vision report, September 2013 
outlines several economic principles and concepts, which are applicable to the Plan for Prosperity 
Update.  The outlined overall principles include the following:  
 

1) Create sustainable economic opportunities through new job creation, recruitment of viable new 
businesses, and promoting a successful education system and workforce development; 

2) Support retention and expansion of desired existing industries such as agriculture, tourism 
services and recreation, and develop new economic clusters such as medical research and 
wellness, technology businesses, to expand employment opportunities; 

3) Enhance the Town’s centers atmosphere with infill development and public amenities to 
continue their evolution as the desirable places for residents, visitors and employees; and 

4) Create a business friendly, growing community that encourages reinvestment and new business 
growth while maintaining the quality of life of the Valley. 

 
To create sustainable economic growth and prosperity the Towns should build on the successful base of 
existing industries and create new opportunities by leveraging the Valley’s competitive advantages 
related to lifestyle, business friendly environment, proximity to major markets and planned 
infrastructure improvements.  Specifically, the Douglas County Valley Vision report sets forth certain key 
new employment and economic opportunities centered around the economic drivers of the Valley 
which include: 
 

1) Enlarge the local food and agriculture production markets by intermixing supporting uses and 
creating a branding strategy to distinguish Carson Valley products from other areas;   

2) Recruit, retain and expand employment opportunities through the advancement and expansion 
of existing technology (science, technology and science) clusters, and by adding health and 
wellness medical clusters;    

3) Develop a health and wellness industry with compatible senior active adult communities and 
services to meet the demands created by the projected demographic trends for Douglas County; 
and  

4) Revitalize downtowns with infill development and a mixture of uses and amenities by enhancing 
the streetscape environment, focusing investment in key districts, restoring/adaptively reusing 
key historic buildings and higher density infill mixed-use development. 

 
The issue of work force housing needs to be addressed in the context of an overall economic 
revitalization and development strategy for the County, Gardnerville and Minden. In order to effectively 
retain desired existing businesses and industries, and to attract new desired businesses and industries 
(particularly knowledge businesses and employees) the Towns and Douglas County need to collaborate 
on a plan to develop the number, type, size/scale and variety of housing (both ownership and rental 
housing), including work force housing needed to accommodate both existing and future employees. 
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ECONOMIC WELLBEING GOAL 2: To attract new knowledge workers and support existing industries 
that contribute to the local economy.  
 

P2.4 ATTRACT KNOWLEDGE WORKERS 
Diversify the Towns’ economic base by attracting employers that provide jobs for knowledge 
workers. 
 
P2.5 TOWN LOCATIONS FOR NEW INDUSTRIES 
Work with stakeholders to identify locations for new employers. 
 
P2.6 MARKET TOWNS’ OPPORTUNITY SITES 
Promote identified opportunity sites with local and regional partners. 

 
 

2.3 LIFECYCLE AND WORKFORCE HOUSING 
How can the towns provide for the housing needs of families and the future workforce? 

 
Economic Revitalization and Housing 
Communities today are attempting to align their profiles of jobs and housing.  As part of overall 
economic revitalization strategies, the communities seek to provide housing to accommodate the 
workforce of existing and future businesses and industries that are desired to be retained and or 
attracted by the respective community.   Having the appropriate number, type, size/scale and pricing of 
both ownership and rental housing is an important part of a successful economic revitalization plan and 
program. This is currently a challenge in both Towns because of the issues outlined below.   
 
• Almost one-half of the renter households and 30% of ownership households in Gardnerville and 

Minden are spending at 35% or more of their income on housing costs, and therefore are 
considered financially overburdened; 

• The extent of monthly rent ($1,100) or a unit sale price ($240,000) that could be supported by 
average annual salary ($44,122) of jobs in Douglas County is significantly less than the current 
average monthly rents or listing sale prices in Gardnerville and Minden; 

• Annual increases (existing and projected) in monthly rents and sales prices in both Gardnerville and 
Minden are outpacing projected annual salary/wage increases for jobs in Douglas County; 

• The lack of housing variety (both ownership and rental housing) in Gardnerville and Minden could 
become a negative factor related to retention/attraction of new desired businesses/industries 
because of the housing preferences of employees; and 

• The lack of existing workforce housing inventory in Gardnerville and Minden priced at rent levels or 
sale prices affordable to the employees of the largest job categories in Douglas County. 

 
Household Income, Market and Affordability 
According to the Rural Nevada Housing Needs Assessment Annual Update 2016, the annual median 
income for owner households in Douglas County in 2016 was $69,260 and is projected to increase to 
$70,790 in 2021 – an increase of 2.2%.  By comparison median renter household annual income was 
$21,166 in 2016 and is projected to increase to $42,930 in 2021 – an increase of only 1.8% which is 22% 
less growth than owner households. 
 
As of 2016 approximately 35.7% of the Gardnerville-Minden households were renter households, and 
64.3% were owner households.  Of the estimated 3,583 renter households 46.6% are overburdened – 
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meaning these households are paying 35% or more of their income for housing related costs.  Therefore, 
almost one-half of the renter households in Gardnerville-Minden are overburdened.  By comparison 
approximately 30.6% of the owner households are considered overburdened, which is less than the 
figure (33.0%) for Douglas County.   
 
Housing Market  
The draft Douglas County Master Plan, Housing Element includes information regarding fair market 
rents and wages needed to afford such housing.  Information from that document is presented in the 
table below regarding the 2017 fair market rents and the required annual gross salary needed to 
support such rents for studio, 1-bedroom, 2-bedroom and 3-bedroom rental units in Douglas County. 
 

Table 2.6 2017 Fair Market Rents 
 
 
     Studio  1-bdr  2-bdr  3-bdr 
Market Monthly Rent 2017  $589  $705  $928  $1,351 
Required Annual Salary   $23,560 $28,200 $37,120 $54,040 
 
 
Overall fair market rents in Douglas County (and Gardnerville and Minden) continue to increase.  
According to the Torrey Johnson Market Report, May 2018, the average monthly rent for apartments 
was $1,400 in Gardnerville and $905 in Minden, while the average monthly rent for single-family 
housing in Gardnerville was $1,695 and $1,748 in Minden. Therefore, the employees of the largest job 
categories continue to be challenged to find affordable rental housing in Douglas County given the 
comparison of fair market rents and supportable monthly housing costs of those job category annual 
salaries. 
 
According to the Torrey Johnson Market Report (May 2018), the average listing price for single-family 
housing in Gardnerville and Minden was $479,540 and $524,900, respectively; while for condominiums, 
the average listing price was $284,755 in Gardnerville and $263,995 in Minden Therefore, financially it 
would be extremely difficult for employees of the largest job categories to be able to purchase a home 
in Gardnerville or Minden without significant public financing assistance/subsidy given the comparison 
of market values and the potentially supportable housing costs using the salaries of those job categories. 
 
Approximately 57.0% of the employed persons that live in Douglas County work outside of Douglas 
County, and 59.5% of the employed persons that work in Douglas County live outside of Douglas County.  
Only 43.0% of employed persons both work and live in Douglas County. Part of the reason that such a 
high percentage of employees working in Douglas County live outside of Douglas County may be the 
cost of housing (either ownership or rental housing). 
 
The draft 2016 Douglas County Master Plan, Housing Element indicates there are 442 existing units of 
affordable housing in Douglas County as of 2016.  This represents only 2.4% of the total number of 
County housing units.  In Gardnerville there are five existing affordable housing developments that 
provide 224 units of housing which is 8.2% of the total number of housing units.  In Minden there are 
two existing affordable housing developments that provide 57 units of housing which is 3.6% of the total 
number of units.  Collectively the existing developments in Gardnerville and Minden provide 281 units of 
affordable housing, which is 6.5% of the total number of housing units in the two Towns. 
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There are an estimated 3,583 renter households in Gardnerville and Minden. Approximately 46.6% of 
those are overburdened (meaning these households are paying 35% or more of their income for housing 
related costs) which equates to approximately 1,670 households.  That figure is significantly less than 
the 281 units of existing affordable housing in the two Towns. 
 
ECONOMIC WELLING BEING GOAL 3: To develop housing that supports economic objectives for the 
Towns. 
 

P2.7 LIFE-CYCLE APPROACH TO HOUSING 
Develop housing for residents’ various phases of life including younger workers, growing 
families, and seniors. 
 
P2.8 HOUSING FOR EXISTING WORKFORCE 
Identify housing opportunities sites that support employers’ business objectives and the Towns’ 
vitality goals. 
 
P2.9 HOUSING FOR FUTURE WORKFORCE 
Provide new housing that will be attractive to knowledge workers and employers that will 
diversify the Towns’ economies. 
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SECTION 3 
LAND USE AND COMMUNITY FACILITIES 

 
Minden and Gardnerville are the historic population centers for government and commercial services 
for Carson Valley. They provide a place to live - - that is houses and homes, places to shop, cultural 
institutions, hospitality and visitor facilities, and employment. They serve the residents of the towns 
and the county with essential urban services and are the cultural hubs for Carson Valley. The Land Use 
and Community Facilities Section provides goals and policies for activities located in the downtown, 
traditional neighborhoods, new neighborhoods, commercial corridors, and employment areas. 
 
 
 

3.0 BACKGROUND  
Minden, Gardnerville, and Genoa are traditional unincorporated towns providing urban services for 
Carson Valley residents. They are growing slowly while shouldering the impacts of regional growth from 
the north and west. Those who participated in the Plan for Prosperity workshops expressed a desire to 
leverage growth opportunities to protect and enhance their quality of life while protecting their small 
town character. 
 
Economic Opportunity and Land Use 
The Plan for Prosperity is motivated by the community’s desire to find ways to make room for new 
investment that is compatible with Minden and Gardnerville’s quality of life objectives. To do this, the 
Plan addresses market opportunities, economic objectives, locations for potential development, and 
desirable land uses. 
 
Growth in Douglas County Highlights 
Douglas County is projected to grow in population from 48,351 in 2016 to 50,659 by 2030. The current 
(2017) populations of Minden and Gardnerville are 3,001 and 5,656, respectively.  The Towns are 
anticipated to grow to a combined population of 9,250 by 2030.  
  
The data numerates the steady growth in the State and County. Douglas County population grew 14% 
from 2000 to 2010, from 41,259 to 46,997 compared to 35.3% for the State. That growth continued 
from 2010 to 2016 with population increasing by 3% to 48,351.  
 
Between 2010 and 2016, 568 new units of housing were developed in Douglas County. Of this, only 
about 8.7% were multifamily housing units bringing the total number of multi-family rental housing to 
1,497 – or 6.0% of the total County housing inventory`. Between 2001 and 2016 the total number of 
housing units in Gardnerville increased from 1,772 to 2,705 (52.6%) while the total number of units in 
Minden increased by 335 units or 27.3%. During that period about a quarter of the County’s new 
housing (5,131 units) was built in Minden and Gardnerville.  
  
The unemployment rate for Douglas County has steadily improved dropping from 13.2% in 2011 to 5.6% 
in 2016. Overall employment has steadily increased from 2010 growing from 17,176 to 18,472 in 2016.  
The largest sectors of employment in 2016 were Leisure and Hospitality, Trade, Transportation & 
Utilities, and Government constituting 59.6% of total employment combined. Six of the top ten 



 32 

employers on the County are located in Minden and Gardnerville. The average annual wage for Douglas 
County employment was $39,033 in 2011 and increased to $44,122 in 2016 – an increase of 13.0%.  
However, it is important to note that the three largest employment categories have annual average 
salaries at or below the overall average annual salary of $44,172. 
  
Increasing manufacturing and industrial employment has been a longtime goal. As of 2016 
manufacturing represented 9.2% of the total jobs in Douglas County with an average annual wage of 
$60,273. There are 1,828 acres of designated industrial zoning in Douglas County in 2016, of which 
approximately 51.4% is vacant. Most of the vacant acreage is zoned Light Industrial in the Airport and 
East Valley community plan areas and it provides for opportunities to increase manufacturing, industrial 
and technology employment in the County. 
 
Land Use Designations and Zoning Categories 
The Plan identifies the types of uses desired in downtowns, traditional neighborhoods, new 
neighborhoods, commercial corridors, and new employment areas. Table 3.1 indicates the types of 
zoning that is compatible with designated land uses. Table 3.2 indicates zoning that supports policies for 
planning areas. The tables include new residential densities reflecting vitality goals for downtown areas 
and traditional neighborhoods. These include additional small-lot single-family designations (SFR-3,000  
and SFR-5,000) for traditional neighborhoods and a higher multi-family density (MFR-Core) for 
downtowns. These are conditional and require additional review for their compatibility with economic 
and design goals. The tables also indicate other zoning that will require conditional approval allowing 
the Towns to review their compatibility with planning policies, including projects in Receiving Areas. 
 

Table 3.1 Land Use Designations and Corresponding Zoning 
 
LAND USE DESIGNATIONS 

 SINGLE FAMILY 
ESTATE 

SINGLE FAMILY 
RESID. 

COMMERCIAL MULTI-FAMILY 
RESID. 

COMMUNITY 
FACILITIES 

INDUSTRIAL AGRICULTURAL RECEIVING 
AREA 

ZONING CATEGORIES 
RA-10  
Rural Ag. 10 
acres       c  
RA-5  
Rural Ag. 5 
acres       c  
SFR-2 
Single Family 
Residence  
2 acre 

      c  
SFR-1 
Single Family 
Residence  
1 acre 

•      c • 
SFR-1/2  
Single Family 
Residence  
½ acre 

•       • 
SFR-
12,000 
Single Family 
Residence  
12,000 SF 

 •      • 
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LAND USE DESIGNATIONS 
 SINGLE FAMILY 

ESTATE 
SINGLE FAMILY 

RESID. 
COMMERCIAL MULTI-FAMILY 

RESID. 
COMMUNITY 

FACILITIES 
INDUSTRIAL AGRICULTURAL RECEIVING 

AREA 
ZONING CATEGORIES 
SFR-8,000 
Single Family 
Residence  
3,000 SF 

 •       
*SFR-
5,000 
Single Family 
Residence  
5,000 SF 

 c      • 
*SFR-
3,000 
Single Family 
Residence  
8,000 SF 

 c       
MFR 
Multi-Family 
Residence  
6.01-16 
DU/A 

  • •    • 
*MFR-Core 
Multi-Family 
Residence  
17-40 DU/A 

  c c     
OC 
Office 
Commercial   •     c 
TC 
Tourist 
Commercial   •     c 
GC 
General 
Commercial   •      
MUC 
Mixed-use 
Commercial   • •    • 
NC 
Neighborhd. 
Commercial   • c    c 
LI 
Light 
Industrial      •  c 
GI 
General 
Industrial      •   
SI 
Service 
Industrial      •  c 
PR 
Private 
Recreation   c     c 
PF 
Public 
Facility     •   c 
KEY:       • Permitted     c Conditionally approved      * New zoning category not in current County code 
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Table 3.2 Zoning Supporting Planning Area Policies 
 
LOCATIONS 
 DOWNTOWN TRADITIONAL 

NEIGHBORHOODS 
NEW 
NEIGHBORHOODS 

COMMERCIAL 
CORRIDORS 

NEW EMPLOYMENT 
AREAS 

PUBLIC 
FACILITIES 

ZONING CATEGORIES 
RA-10  
Rural Ag. 10 acres       
RA-5  
Rural Ag. 5 acres       
SFR-2 
Single Family 
Residence  
2 acre 

      
SFR-1 
Single Family 
Residence  
1 acre 

      
SFR-1/2  
Single Family 
Residence  
½ acre 

      
SFR-12,000 
Single Family 
Residence  
12,000 SF 

  c    
SFR-8,000 
Single Family 
Residence  
8,000 SF 

 • •    
*SFR-5,000 
Single Family 
Residence  
5,000 SF 

 c c    
*SFR-3,000 
Single Family 
Residence  
8,000 SF 

 c     
MFR 
Multi-Family 
Residence  
6.01-16 UD/A 

• c • •   
*MFR-Core 
Multi-Family 
Residence  
17-40 DU/A 

c      
OC 
Office Commercial c c •  •  
TC 
Tourist 
Commercial c  •    
GC 
General 
Commercial   •    
MUC 
Mixed-use 
Commercial • c • •   
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LOCATIONS 
 DOWNTOWN TRADITIONAL 

NEIGHBORHOODS 
NEW 
NEIGHBORHOODS 

COMMERCIAL 
CORRIDORS 

NEW EMPLOYMENT 
AREAS 

PUBLIC 
FACILITIES 

ZONING CATEGORIES 
NC 
Neighborhood 
Commercial   • c c  
LI 
Light Industrial     •  
GI 
General Industrial     •  
SI 
Service Industrial     •  
PR 
Private Recreation   c  c  
PF 
Public Facility c c c c • • 

KEY:       • Permitted     c Conditionally approved      * New zoning category not in current County code 
 
 

3.1 DOWNTOWN LAND USE 
 
Downtown Minden 
Minden’s historic town center character, building stock, available land and accessibility make it a good 
location for a specialty shopping and a visitor destination.  
 
The Downtown has about 20 traditional commercial and government buildings. The 2003 Minden Plan 
for Prosperity identified about 95,000 SF of ground floor space in Downtown. However, only a few of 
these “main street” buildings were originally designed as storefront shops. Therefore, additional ground 
floor commercial space would have to come from infill development and adaptive reuse of other types 
of commercial structures on both Esmeralda and Old Railroad Avenue (US395). 
 
Downtown has several vacant and underutilized sites that can contribute to the storefront shopping 
environment in the longer term. These include: 
 

• Existing fire station building on US 395; 
• Former auto dealer location on US395; 
• Vacant storefront buildings on Esmeralda Avenue; and 
• Other parking lot sites. 

 
These represent about 10 acres of conversion or redevelopment opportunities in addition to the 12.7-
acre historic mill site currently being redeveloped by Bently. 
 
Sites located on US395 provide an opportunity to expand Downtown and allow visitors to experience 
Minden rather than pass through it. The Historic Industrial District (mill and silos) has been redeveloped 
by Bently as a whiskey distillery and will become a visitor destination. The 2003 plan promoted a grocery 
site at the intersection of Hwy88 and US395. That project has not developed, and in the meantime, 
Gardnerville has developed several stores. There is a niche opportunity for a higher-end market 
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complementing the Minden Mill redevelopment project by catering to both visitors and residents with a 
deli and outdoor seating. 
 
Downtown Minden has been the Douglas County seat since 1916. This plan assumes that Minden will 
continue to be the administrative center. In addition to this important symbolic purpose, County offices 
draw visitors. Visitors and employees contribute to downtown’s vitality, providing business for 
restaurants and other shops.  
 
DOWNTOWN MINDEN LAND USE GOAL: To pursue land uses which support the character of 
traditional Minden and the community’s quality of life objectives. 
 

P3.1 MINDEN’S TRADITIONAL ROLE AS COMMERCIAL CENTER 
Promote Downtown Minden as the principal specialty-shopping destination in Carson Valley. 
 
P3.2 ATTRACT NEW HIGHER-END GROCERY STORE 
Attract a new higher-end grocery to US 395 near the historic Mill and distillery. 
 
P3.3 PRESERVE DOWNTOWN MINDEN’S ROLE AS THE COUNTY SEAT 
Maintain and expand Douglas County facilities on Esmeralda Avenue and Downtown Minden. 
 
P3.4 NEW INFILL AND RENOVATION  
Develop infill commercial projects in combination with renovation of existing buildings to create 
a critical mass of commercial uses in the downtown. 
 
P3.5 PARKING DISTRICT 
Implement a parking district to support downtown revitalization. 
 
P3.6 DOWNTOWN HOUSING  
Locate residential development adjacent to Downtown to promote revitalization and maintain a 
compact traditional town center. 
 
P3.7 DOWNTOWN PROGRAMMING AND ARTS 
Program and market Downtown Minden as a vibrant events and public arts venue. 

 
Downtown (Old Town) Gardnerville 
The 2006 Gardnerville Plan for Prosperity emphasizes creating mixed-use districts and neighborhoods 
that are interconnected. The Plan emphasizes protecting and creating economic value.  
 
Downtown Gardnerville includes the historic storefront commercial area from along US395/Main Street, 
areas contiguous to Heritage Park, and the S Curve. This traditional center for the community originally 
developed as a pedestrian-oriented shopping street. There are several opportunity sites for infill 
commercial and mixed-use projects on Main Street. The 2006 Gardnerville Plan for Prosperity identified 
approximately 45 acres of land that could be redeveloped. Some of these sites have been completed or 
have projects that are pending. However, there are sites remaining that can contribute to Downtown’s 
vitality if redeveloped to meet the Town’s goals.  
 
The 2018 planning process reinforces strategies from the 2006 Plan for Prosperity. These key strategies 
for improving Old Town’s vitality include promoting mixed-use infill and housing. 
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Figure 3.1 Minden Land Use 
 
 

 
 

Source: Douglas County, RACESTUDIO 
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Figure 3.2 Gardnerville Land Use 
 
 

 
 
 
 

 
 

Source: Douglas County, RACESTUDIO 
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DOWNTOWN GARDNERVILLE LAND USE GOAL: To revitalize Old Town Gardnerville as a mixed-use 
community center connecting and serving residents and visitors. 
 

P3.8 OLD TOWN LAND USE  
Old Town shall include a variety of civic, commercial, and residential uses that support the 
creation of a lively Carson Valley destination and a central place for Gardnerville and a principal 
specialty-shopping destination in the Carson Valley. 
 
P3.9 NEW INVESTMENT SUPPORTING REVITALIZATION 
New development will complement and enhance the distinctive historic character while 
promoting the revitalization of the downtown.  
 
P3.10 ‘S’ CURVE 
The ‘S’ Curve will be redeveloped as a mixed-use extension and entry for Old Town with visitor, 
commercial, and residential uses.  
 
P3.11 PARKING DISTRICT 
Douglas County shall work with the Town to plan and develop off- street parking and parking 
districts. 
 
P3.12 MAIN STREET PROGRAM 
Douglas County should support the Gardnerville Main Street Program, which has revitalized 
historic downtown Gardnerville utilizing design, organization, promotion and economic 
restructuring committees. These are powered by passionate volunteers to develop the unique 
identity of the downtown core, who strive to preserve the historic nature of the downtown, 
provide opportunity for businesses to be successful and promote local businesses by providing 
opportunities for residents and visitors to explore downtown.  

 
 

3.2 TRADITIONAL NEIGHBORHOODS 
Minden and Gardnerville’s traditional neighborhoods are located in areas contiguous to their 
downtowns and part of the “original grid” of streets. They are areas with older “porch forward” homes. 
Some of these neighborhoods have experienced adaptive reuse of houses into commercial businesses 
along their US395 frontage. In Minden, the traditional neighborhood blocks are located north of County 
Road and west of 7th Street. In Gardnerville, the traditional neighborhoods run a block to two blocks 
deep between Ezell, Douglas, and Toler on either side of Main Street.  
 
MINDEN TRADITIONAL NEIGHBORHOODS LAND USE GOAL: To protect and complement traditional 
neighborhood land use and development patterns. 
 

P3.13 PROTECT THE UNIQUENESS OF HISTORIC RESIDENTIAL NEIGHBORHOODS 
Uses developed in or adjacent to Minden’s traditional neighborhoods shall respect their unique 
scale, building orientation, and design character. 
 
P3.14 ASSURE COMPATIBLE USES 
On US 395 frontage, adaptive reuse of historic houses will not negatively impact adjacent areas 
with parking or businesses that are incompatible with adjacent uses. 
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GARDNERVILLE TRADITIONAL NEIGHBORHOODS LAND USE GOAL: To protect Gardnerville’s traditional 
neighborhoods. 
 

P3.15 PRESERVE TRADITIONAL RESIDENTIAL DISTRICTS 
Preserve existing residential buildings and traditional development patterns from large-format 
commercial development. 
 
P3.16 ASSURE COMPATIBLE USES 
On US 395 frontage, adaptive reuse of historic houses will not negatively impact adjacent areas 
with parking or businesses that are incompatible with adjacent uses. 

 
 

3.3 NEW NEIGHBORHOODS 
Minden and Gardnerville’s receiving and urban reserve areas represent long-term opportunities to 
develop the next generation of residential neighborhoods. These locations, particularly the urban 
reserve areas, may develop decades from now but establishing policies for circulation, open space, and 
land use will inform how to plan carefully for future infrastructure. In addition, the communities are 
focused on “designing great neighborhoods, rather than engineering subdivisions.” They are interested 
in how neighborhoods are centered by streets, open spaces, and community facilities, such as schools; 
they reflect the needs and diversity of town residents; they are connected; and they elevate their quality 
of life and prosperity.  
 
Agri-neighborhoods 
The Towns are interested in development of agri-neighborhoods as a way to diversify housing types, 
protect the visual context of the towns, contribute to preservation of open space and farmland, and 
diversify local food production. These neighborhoods may also feature other community amenities such 
as: 
 

• Dog parks 
• Club houses & picnic areas 
• Plunge 
• Pocket parks 
• Play fields 
• Habitat for wildlife 
• Artist markets 
• General stores 
• Restaurants 
• Stables for boarding, training, events 

 
Agri- neighborhoods shall be located along washes, trail systems, outer edges of receiving areas and 
urban reserve areas as a scale and character transition to existing agricultural and riparian landscapes. 
 
MINDEN NEW NEIGHBORHOODS LAND USE GOAL: To plan future new neighborhoods to reflect the 
Town’s ambitions to be unique and livable communities. 
 

P3.17 CONNECTED NEIGHBORHOODS 
New neighborhoods will connect to Minden via streets, trails, and view corridors and never be 
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planned as walled subdivision enclaves. 
 
P3.18 CENTERED NEIGHBORHOODS 
Minden’s new neighborhoods will have definable centers. These will include primary thematic 
streets, parks, schools and other community facilities, and/or neighborhood-serving commercial 
(excluding auto service stations). 
 
P3.19 MIX OF HOUSING TYPES 
Plan for a wide variety of housing types and densities in new neighborhoods areas to reflect life 
cycles housing needs of Minden’s residents and meet the Town’s economic development 
objectives.  
 
P3.20 NEW TYPES OF NEIGHBORHOODS AND AGRI-HOODS 
Minden may discretionally allow new types of neighborhoods in receiving and urban reserve 
areas reflecting emerging social and economic trends. These may include co-housing, agri-
neighborhoods, senior housing communities, and others.  
 
P3.21 LOCATION OF MULTIFAMILY HOUSING 
Multi-family projects, including multi-story mixed-use projects, will be sited so they do not share 
property lines with single-family development and will be designed to act as buffers between 
commercial, industrial and single-family residential land uses. 
 
P3.22 SUPPORTIVE NEIGHBORHOOD LAND USES 
New neighborhoods shall accommodate other neighborhood and community nonresidential 
uses that serve town residents. These can include educational, recreational, commercial, 
institutional and quasi-institutional land uses.  

 
P3.23 FISCAL BALANCE REFLECTED IN LAND USES 
Minden will monitor the fiscal impacts of new development to manage the mix of land uses to 
balance costs and revenues. 

 
GARDNERVILLE NEW NEIGHBORHOODS LAND USE GOAL: To plan future new neighborhoods to reflect 
the Town’s fiscal and community design ambitions. 
 

P3.24 FISCAL BALANCE REFLECTED IN LAND USES 
Gardnerville will monitor the fiscal impacts of new development to manage the mix of land uses 
to balance costs and revenues for development in receiving and urban reserve areas. 
 
P3.25 CONNECTED NEIGBORHOODS 
New neighborhoods will be connected to Gardnerville via streets, trails, and view corridors and 
never be planned as walled subdivision enclaves. 
 
P3.26 CENTERED NEIGHBORHOODS 
Gardnerville’s new neighborhoods will have definable centers. These can include primary 
thematic streets, detention-basin parks and trails, parks, schools or other community facilities, 
and/or small-scale neighborhood commercial (excluding auto service stations). 
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P3.27 NEW TYPES OF NEIGHBORHOODS AND AGI-HOODS 
Gardnerville may discretionally allow new types of neighborhoods in receiving and urban 
reserve areas reflecting emerging social and economic trends. These may include co-housing, 
agri-neighborhoods, senior housing communities, and others. 
 
P3.28 MIX OF HOUSING TYPES 
Plan for a wide variety of housing types and densities in new neighborhoods areas to reflect life 
cycles housing needs of Gardnerville’s residents and meet the Town’s economic development 
objectives.  
 
P3.29 LOCATION OF MULTIFAMILY HOUSING 
To protect the privacy of single-family lots, Gardnerville’s multi-family projects will be sited as to 
not share a property line with single-family development by using streets, alleys, and open 
spaces on their edges. Multifamily housing will be designed to act as a buffer between 
commercial and single-family residential land uses.  
 
P3.30 SUPPORTIVE NEIGHBORHOOD LAND USES 
New neighborhoods shall accommodate other neighborhood and community nonresidential 
uses that serve town residents. These can include educational, recreational, commercial, 
institutional and quasi-institutional land uses.  

 
 

3.4 COMMERCIAL CORRIDORS AND EMPLOYMENT AREAS 
Minden and Gardnerville have been the traditional service centers for Carson Valley. The towns provide 
shopping, professional services, healthcare, and other services for the Valley’s residents and visitors. In 
addition to these long standing roles, Douglas County and the Towns have expressed an interest in 
diversifying local employment, which is now largely comprised of hospitality, government, and 
transportation-related jobs. They are targeting clean, knowledge-based employers that bring higher 
paying jobs to Carson Valley.  
 
MINDEN COMMERCIAL CORRIDORS GOAL: To provide convenient commercial services for Minden 
residents. 
 

P3.31 MINDEN’S COMMERCIAL SERVICE LOCATIONS 
Minden’s larger-format community commercial services should be located on US395 west of 
Downtown.  
 
P3.32 PROFESSIONAL OFFICES 
Minden’s regional-serving professional office uses should be located along the US395 corridor 
and near downtown.  
 

BOTH TOWNS EMPLOYMENT AREAS GOAL: To attract and support development of new knowledge-
based employers and industries.  
 

P3.33 PROMOTE ECONOMIC SYNERGIES 
Nurture business connections and new business expansion opportunities between Minden’s  
and Gardnerville’s existing and future manufacturing, commercial, visitor, and entertainment 
business. 
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P3.34 PROMOTE ECONOMIC SYNERGIES 
Nurture business connections and new business expansion opportunities between Minden’s and 
Gardnerville’s existing and future manufacturing, commercial, visitor, and entertainment 
businesses.  

 
P3.35 NEW INDUSTRIAL EMPLOYERS 
Locate new industrial uses in or near the airport. Depending on long-term demand, consider 
locations in the urban reserve areas for new clean industries and technology employers. 
 
P3.36 NEW KNOWLEDGE-BASED EMPLOYERS 
Depending on long-term demand, consider urban reserve areas as potential location for new 
knowledge-based employers focused on research and development. 

 
GARDNERVILLE COMMERCIAL CORRIDORS GOAL: To provide convenient commercial services for 
Minden residents. 
 

P3.37 GARDNERVILLE’S COMMERCIAL SERVICE CENTERS 
The Commercial Quad (Waterloo Lane and US395) area should be maintained and enhanced as 
a sub-regional and community-serving address. Other large-box format stores east of the 
Commercial Quad will be conditionally approved. 
 
P3.38 LIMITED COMMERCIAL ON FUTURE MULLER PARKWAY 
Regional-service commercial uses will not be located on Muller Parkway. 

 
 

3.5 PUBLIC SERVICES AND FACILITIES 
Minden and Gardnerville provide urban services for the Carson Valley and also are the locations for 
other public facilities including government offices, public safety facilities and courts, schools, recreation 
centers, community centers, and parks. The Towns have a major share of Douglas County’s facilities and 
draw residents from surrounding rural communities. In addition, the Towns are responsible for roads, 
parks, and utilities serving residents. Minden and Gardnerville provide sewer and water services for the 
town residents and others in nearby communities. 
 
The following overview of community facilities related to the Towns and is informed by Draft 2016 
Douglas County Master Plan and research by the Plan for Prosperity team. 
 
Utility Districts 
Minden and Gardnerville provide sewer and water services for town residents and others in nearby 
communities. The Minden Water District serves town residents and the Bently Science Park on Buckeye 
Road. Gardnerville’s Water District serves town residents. Sewer is provided by the Minden Gardnerville 
Sanitation District (MGSD), which serves the towns with sewage effluent collection and treatment. In 
addition to serving the towns, MGSD provides treatment for sewage collected by Gardnerville Ranchos 
GID. 
 
Flood Control 
The existing flood contour maps illustrate how vulnerable the towns are to serious flooding from the 
East Fork of the Carson River and the Pine Nut and Buckeye washes. Recent models for the Easy Fork of 
the Carson River indicate greater risk of flooding. In an extreme event, the towns would be impacted 
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beyond more common nuisance flooding. A flood mitigation and adaptation plan would make the towns 
more environmentally and economically resilient.  
 
Recreation and Community Facilities 
The towns are the locations for the new Community Center and Senior Center in Gardnerville, Carson 
Valley Swim Center in Minden, and the High School Tennis courts. Outdoor sports facilities are located in 
County Parks as well. Stodick and Lampe Parks have softball diamonds, which serve town and county 
residents.  
 
Public Parks 
Of the 519 acres of public parks in Douglas County, over 100 acres are located in Minden and 
Gardnerville. This includes 12.08 acres of Town parks in Minden, 6.14 acres of Town parks in 
Gardnerville, 78.73 acres of Douglas County parks, and the 3.23-acre swim center managed by the East 
Fork Swim District. Open space is used to preserve the natural drainage and allow for pedestrian access 
and mobility between the towns. 
 
Public Safety Facilities 
Minden and Gardnerville have three fire stations each. Station 1 is located on US395 in downtown 
Minden. Station 2 is located in Gardnerville on Douglas Avenue. The East Fork Fire Protection District 
offices and Volunteer Fire Station 14 are located on County Road in Minden off Hwy88. Douglas County 
Sheriff’s Department Administration Building is located north of downtown Minden on Water Street. 
The Douglas County 911 Emergency Services building is located near downtown Minden on 8th Street. 
 
Douglas County Government 
Douglas County’s administrative activities and Courts are located in or near downtown Minden. The 
Douglas County development services departments are located in the former Minden Inn on Esmeralda 
Avenue. The Old Historic Courts on 8th Street house the Assessors Office, Recorders Office, County Clerk-
Treasurer, and County Executive. The Judicial and Law Enforcement complex is located on Buckeye Road 
just north of downtown Minden. 
 
Douglas County Schools 
Minden and Gardnerville have four Douglas County School District schools. These include Douglas High 
School, Carson Valley Middle School, Minden Elementary School, and Gardnerville Elementary School. 
Aspire Academy is an alternative high school that is located east of Minden. Douglas County Schools 
District enrollment has been declining, down about 6% between 2010 and 2016. The Minden and 
Gardnerville schools are75% to 87% utilized.   
 
Western Nevada College, Douglas Campus 
The Western Nevada College Douglas campus is an extension of the Carson City main campus. The 
college offers associate degrees, certificates, and Bachelor of Technology degrees. The campus is located 
east of Minden on Bently Parkway.  
 
Key policy discussions from the Plan for Prosperity community process included:  

• The Towns and County collaborating on long-term for planning for land uses and infrastructure 
(urban services); 

• Developing a comprehensive flood mitigation and stormwater detention plan; 
• Maintaining downtown Minden as the primary location for Douglas County administrative, 

courts, and business and development services; 
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• Developing joint use and programmed facilities involving Town, County, School District, and 
others as partners; and  

• Approaching parks planning and development as part of an overall open space and trails system. 
 
PUBLIC SERVICES AND FACILTIES GOAL 1: To identify the needs for urban services through long-term 
planning. 
 

P3.39 LONG-TERM URBAN SERVICE NEEDS 
Prepare long-term needs assessment for urban services reflecting the potential build-out of 
receiving and urban reserve areas.  
 
P3.40 PRESERVE RESOURCES SUPORTING DOUGLAS COUNTY LONG-TERM  
Develop strategies to expand and preserve access to water resources necessary for long-term 
prosperity of Douglas County and the Towns. 
 
P3.41 PROTECT WATER QUALITY 
The County shall continue to work with the Town of Minden to monitor the quality and quantity 
of groundwater in the Minden community and to identify and mitigate negative impacts of 
human activities on groundwater quality and quantity.  

 
PUBLIC SERVICES AND FACILTIES GOAL 2: To plan and fund a comprehensive flood mitigation and 
detention system. 
 

P3.42 FLOOD RESILIENT PLANNING 
In response to FEMA investigations, prepare a comprehensive flood adaptation and mitigation 
plan considering detention in the upper reaches of the washes, receiving and urban reserves 
areas, and the towns.  
 
P3.43 FUNDING OF FLOOD MITIGATION SYSTEM 
Identify funding sources that can implement various segments of a detention and conveyance 
system for managing stormwater. 

 
PUBLIC SERVICES AND FACILTIES GOAL 3: To continue Minden’s role as central location for County 
government. 
 

P3.44 MINDEN AS COUNTY SEAT 
Continue Minden’s role as the governmental center of Douglas County.  
 
P3.45 COMMUNITY DEVELOPMENT PARTNER 
Invest in Douglas County administrative facilities that will support the vitality and historic 
character of the Town of Minden. 

 
PUBLIC SERVICES AND FACILTIES GOAL 4: To work collaboratively to develop community-serving 
facilities. 
 

P3.46 TOWN AND COUNTY LEADERSHIP 
The Towns and County will take the lead on developing plans and facilitating implementation of 
joint development projects and joint use facilities. 
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P3.47 JOINT USE PARKS AND DETENTION 
Determine locations and programmatic opportunities in the receiving and urban reserve areas 
for joint-use storm water detention facilities and parks, which then can be connected by trails. 

 
PUBLIC SERVICES AND FACILTIES GOAL 5: To envision parks and community facilities as part of a 
system of open spaces and trails. 
 

P3.48 OPEN SPACE SYSTEM MASTER PLAN 
Prepare a plan that integrates trail, recreation, watercourse, and stormwater detention 
elements as a connected open space system. 
 
P3.49 PHASING AND FUNDING 
Develop a phasing and funding plan to implement segments of the open space system. 
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SECTION 4 
CIRCULATION 

 
 
Minden and Gardnerville will experience a measurable and observable increase in regional traffic on 
US395 and other major arterials, a growing need for public transit for workers and aging residents, 
and a desire to improve continuity in pedestrian and bike facilities. Much of the discussion in the 
community planning process focused on implementation of the Muller Parkway and the opportunities 
it would create to improve the experience for pedestrians on Main Street and Old Railroad Avenue. 
The Circulation Section contains goals and policies that address these issues and opportunities with 
the ambition of creating a better-integrated transportation and walking network for the residents. 
 
 
 

4.0 BACKGROUND 
The Minden and Gardnerville Plan for Prosperity integrates street and thoroughfare and trail planning 
from past plans and the 2016 Draft Douglas County Master Plan.  
 

4.1 INTEGRATED TRANSPORTATION SYSYTEM 
Douglas County and the Towns have grown slowly and now face increased background traffic. As village 
centers for rural communities, they have not addressed the need to integrate walking, transit, bicycle, 
truck access, and auto modes. The County will have a population of over 70,000 by 2040 with a greater 
variety of transportation needs for residents and visitors. A best practice model for growing regions 
demands a better-integrated, multi-modal transportation system.  
 
INTEGRATED SYSTEM GOAL 1. To provide and maintain an integrated transportation system resulting 
in a safe and efficient movement of people and goods.   
 

P4.1 INTEGRATED TRANSIT SYSTEM 
Plan for a mature, modally connected systems for safely walking, accessing transit, and 
managing traffic flow. 

 
4.2 STREET SYSTEM 

Minden and Gardnerville are experiencing growth in background traffic and are seeking state-level 
highway, regional, and local projects that reduce impacts on the towns while creating more economic 
opportunities.  
 
Regional Traffic Impacting Towns 
The transportation planning for Douglas County uses a planning horizon of 2040 and assumes an annual 
compounded growth rate of 1.39%. This falls somewhere in the middle of Nevada counties growth rates. 
However, Minden and Gardnerville are expected to grow less in the same period. Therefore, much of 
the traffic on US395 will not be originating in the towns but passing through them. Traffic studies 
prepared for the Douglas County Master Plan Update indicate US395 will be at capacity by 2025 if the 
Muller Parkway is not completed, and that US395 volumes combined with a completed Muller Parkway 
also will exceed capacity by 2040 if the eastern truck bypass is not completed.  
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Figure 4.1 Future Connecting Arterials and Collector Streets 
 
 

 
 

Source: Douglas County, RACESTUDIO 
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Future of I-11 in Relation to Carson Valley 
These improvements need to be studied in the context of highway planning at the state level. Nevada is 
currently planning I-11 that will connect Las Vegas to I-80 in Northern Nevada. The current planning 
includes the analysis of five alternatives, one of which is a “B4-Reno Connection.” This route, which 
would pass through Carson Valley, is not favored, due to cost and property ownership patterns. The 
recommended options for the northern segments are the “B2-Fernley East Connection” and a “B3-
Fernley West Connection.” These alternative routes would carry traffic to the east of US395, north of 
Walker Lake and divert some percentage of traffic away from Carson Valley with a more direct route to 
I-80.  
 
Muller Parkway and Main Street  
As discussed in Section 1, the Towns are seeking to complete Muller Parkway before 2025 and are in 
favor for allowing trucks to use it. They view Muller Parkway and the towns’ Main Streets as a combined 
project where, by allowing through-traffic to bypass US395, it would permit providing on-street parking, 
expanded sidewalks, and other pedestrian amenities in the downtowns. These features are considered 
critical for creating a successful district for both the towns’ Main Street Programs.  
 
In 2018, there was a proposal by property owners to build the first two lanes of Muller Parkway on a 
new 105’ ROW alignment (Figure 4.2). The proposal committed Douglas County to complete the 
parkway’s roadways, bike trails, pedestrian facilities, and landscaping.  
 

Figure 4.2 Muller Parkway Proposed Alignment 2018 
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Street Standards 
The Douglas County Engineering Design and Improvement Standards Manual identifies five functional 
classifications for streets. These include Principal Arterials, Minor Arterials, Rural/Urban Major 
Collectors, Rural/Urban Minor Collectors, and Rural/Urban Local Roadways. The manual makes 
distinctions between urban and urban local streets. A local street can also be classified as a residential 
street, which provides more flexibility in terms of ROW width. Two issues came up in the community 
workshops regarding the street standards.  First, some thought the standards limited the choices for the 
design of neighborhoods, requiring all new residential areas look the same. Secondly, for those streets 
with the planting strips at the curb edge, it was not clear who was responsible for their maintenance. 
Depending on the street, this could be the County, the Town, an HOA, Landscape District or the 
individual resident. The construction of planter strips is not preferred by the Towns. 
 
Future Connecting Streets 
The Draft 2016 Douglas County Master Plan identifies future arterial and collector streets that will 
improve overall access to the towns’ neighborhoods and reduce traffic on US395 (Figure 4.1). These 
include Muller Parkway, Heybourne Road, Ironwood Drive, Waterloo Lane, and US Westside Bypass.  
 
STREET SYSTEM GOAL 1: To seek complimentary regional transportation solutions. 
 

P4.2 ADVOCATE FOR REGIONAL SOLUTIONS 
Track the progress of, and advocate for regional transportation solutions that support Minden 
and Gardnerville’s environmental and economic wellbeing.  

 
STREET SYSTEM GOAL 2: To concurrently design and implement Muller Parkway and Main Street 
improvements. 
 

 
P4.3 DESIGN MULLER PARKWAY AND MAIN STREETS 
Design Muller Parkway and Main Street improvements as a connected project that results in a 
pedestrian friendly corridor through the heart of Minden and Gardnerville.P4.4 MULLER  
 
PARKWAY AS A LIMITED ACCESS ARTERIAL 
Design Muller Parkway as a limited access arterial that allows both local and regional traffic, 
including trucks, to bypass. 
 
P4.5 FUND MULLER PARKWAY AND MAIN STREETS 
Develop a funding strategy for both Muller Parkway and the towns’ Main Streets as a single, 
connected project. 

 
STREET SYSTEM GOAL 3: To encourage design hierarchy and distinctiveness of streets in new 
neighborhoods.   
 

P4.6 DESIGN STANDARDS FOR LOCAL STREETS 
Encourage greater variety in design of local urban streets to promote more distinctive 
neighborhoods. 
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P4.7 MAINTENACE PLAN FOR PRIVATE STREETS AND PLANTING STRIPS 
Require a maintenance plan for planting strips on urban streets including mowing and weeding, 
and watering and maintaining street trees in new developments. Clearly identify maintenance 
responsibility and procedure. 

 
 

4.3 PEDESTRIAN NETWORK AND PUBLIC TRANSPORTATION 
Minden and Gardnerville’s traditional neighborhoods and town centers were developed as walking 
environments. Minden was built around access to the Virginia & Truckee Railroad (V&TRR), which 
attracted hotels and businesses catering to visitors. These same planning principles can be extended to 
future development expanding the walkable environments to new neighborhoods.  
 
Sidewalks and Streets 
The towns have a mix of conditions for walking. Every trip begins and ends with a pedestrian. Focusing 
on improving the walking environments and better connectivity is foundational to a successful 
transportation system. The Towns have strived to identify and fill gaps in their sidewalk systems. In 
community workshops, participants voiced concern about the lack of variety in the types of streets that 
are allowed in Douglas County’s subdivision standards. There was a preference to allow greater variety 
to make new neighborhoods less monotonous and respond to various public and private property line 
conditions.  
 
Public Transit 
Providing general public transit provides an alternative access to employment and services for residents 
who seek to avoid driving, do not have access to a car, or are no longer capable of driving. For residents 
of Minden and Gardnerville, however, there are few transit options. Douglas County operates the DART 
Dial-a-Ride service along the US395 corridor and DART Express as a fixed-route service for the towns and 
Gardnerville Ranchos areas, connecting community and commercial services. Regional public transit 
service also is limited. A private service connects the area with Lake Tahoe. A bus service by Washoe 
County that once connected the towns to Reno has been discontinued. Douglas County is growing and 
will need better transit choices, particularly in the US395 corridor that connects employees to their jobs 
and residents to regional-serving facilities. 
 
PEDESTRIAN NETWORK AND TRANSIT GOAL 1: To prepare a plan pedestrian facilities as part of an 
overall walking network. 
 

P4.8 PEDESTRIAN FACILITY MASTER PLAN  
Prepare a sidewalk and pedestrian network master plan for the towns of Minden and 
Gardnerville. 
 
P4.9 PEDESTRIAN SYSTEM GAP ANALYSIS 
Prepare an analysis of gaps in the pedestrian network and work with Douglas County and private 
property owners to connect to them. 

 
PEDESTRIAN NETWORK AND TRANSIT GOAL 2. To plan for improved regional and local transit access 
for residents, employees, and visitors. 
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P4.10 PROVIDE FOR GENERAL TRANSIT 
Continue to work with Douglas County and private sector partners to expand general transit 
services that connect to regional destinations. 
 
P4.11 FIXED-ROUTE TRANSIT FOR FUTURE NEIGHBORHOODS 
Master plan receiving and urban reserve areas to improve access to a fixed-route transit system. 

 
P4.12 FUTURE OF THE V&TR RIGHT-OF-WAY 
Establish and preserve a transportation corridor along the Virginia & Truckee Railroad (V&TRR) 
right-of-way between Minden and Carson City. 

 
 

4.4 TRAILS AND BIKEWAY SYSTEM 
Douglas County and their community partners have been planning a regional system of trails and 
bikeways. In 2003, Douglas County prepared a Comprehensive Trails Master Plan. In 2014, the County 
and Nevada DOT developed the Douglas County Bicycle Master Plan. These plans are to be merged as 
the Bicycle/Pedestrian Trail Element in the Draft 2016 Douglas County Master Plan. The 2003 Minden 
and 2006 Gardnerville Plans for Prosperity strived to build on the 2003 planning by identifying trail 
locations and trailhead connection points for the towns. These ideas are still popular, and there is a new 
interest in expanding this network to include new trails that would link future storm water detention 
basins and parks. A new key feature in trails planning is the introduction of detention basin parks along 
Muller Parkway and washes, which would be connected by multi-use trails (Figure 4.3).  
 
TRAILS AND BIKEWAY GOAL 1: To connect bike and trail plans to open spaces as an integrated system. 
 

P4.13 MULTI-PURPOSE TRAIL SYSTEM  
Coordinate development of the comprehensive trail planning with Douglas County and private 
sector partners. 

 
P4.14 CONNECT TO COUNTY BIKEWAY SYSTEM 
Coordinate development of public ROW and off-road multi-use trails to connect to the 
countywide network for recreational and commuting bicyclists.  

 
P4.15 MULLER PARKWAY TRAILS 
Develop a Type 1 multi-use trail that parallels Muller Parkway, thus connecting future detention 
basin parks and the Pine Nut and Buckeye Wash trails.  
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Figure 4.3 Bikeway, Trail, and Open Space System 
 
 

 
 

Source: Douglas County, RACESTUDIO 
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SECTION 5 
COMMUNITY CHARACTER 

 
 
The 2003 Minden and 2006 Gardnerville Plans for Prosperity emphasized the physical integration of 
new projects into their downtowns and neighborhoods. Residents that attended the Minden and 
Gardnerville’s workshops stressed the importance of expecting new investment to respect their 
traditions and uniqueness, to be planned and designed as extensions of the existing towns, and to 
reflect their aspirations for lasting, quality places and buildings. This section identifies existing 
conditions related to community character, and sets forth design goals and policies for the towns’ 
downtowns, traditional neighborhoods, new neighborhoods, commercial corridors and employment 
areas, and community facilities.  
 
 
 

5.0 BACKGROUND/OVERARCHING COMMUNITY CHARACTER DESIGN PRINCIPLES 
There are universal expectations that new investment supports goals for community character. 
Regardless of where projects are to be located in the towns, they should meet the following six 
overarching goals. 
 
COMMUNITY IMAGE AND IDENTITY GOAL 1. TO DESIGN FOR MINDEN AND GARDNERVILLE 
Protect the distinct qualities and traditions of Minden and Gardnerville. Each new project should 
contribute to the character of the communities by protecting and supporting its natural resources, 
distinct neighborhoods, and downtowns. 
 
COMMUNITY IMAGE AND IDENTITY GOAL 2. TO DESIGN FOR VIEWS 
Enhance views to mountains and cultural features in Minden and Gardnerville. Streets in new 
development should consider views to natural features and landmarks, and new buildings and outdoor 
use areas should be positioned to maximize view opportunities.  
 
COMMUNITY IMAGE AND IDENTITY GOAL 3. TO ENHANCE THE BUILT ENVIRONMENT 
Convey “high quality design” in development that respects the Minden and Gardnerville contexts. 
 
COMMUNITY IMAGE AND IDENTITY GOAL 4. TO BALANCE INDOOR AND OUTDOOR ACTIVITY 
Make use of outdoor areas and indoor spaces in new buildings and site design features to engage in the 
scenic appeal and mild climate of the setting. For example, it may occur as indoor/outdoor dining areas, 
gardens, and pocket parks. 
 
COMMUNITY IMAGE AND IDENTITY GOAL 5. TO ENHANCE CONNECTIVITY  
Provide an interconnected pedestrian system that links the community to public sidewalks, downtown, 
neighborhoods, open space, trails, schools and civic facilities. 
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COMMUNITY IMAGE AND IDENTITY GOAL 6. TO ENHANCE THE PEDESTRIAN EXPERIENCE ALONG 
COMMERICAL AND NEIGHBORHOOD STREETS 
Provide streetscape improvements that enhance the pedestrian experience and orient primary 
entrances of buildings to face the street and activate walkways. Also, parking should remain 
subordinate. They should not dominate the setting and should be buffered. 
 

5.1 DOWNTOWNS 
 
Overarching Vision 
Minden and Gardnerville envision vibrant downtowns that are regional destinations. Their Town Centers 
will honor the past, promote a mix of uses, feature cultural facilities, have a full annual events calendar, 
and integrated arts programming. An eclectic mix of older commercial buildings and contemporary 
mixed-use buildings that complement the traditional commercial settings will frame a memorable “Main 
Street” experience. New and renovated buildings will be located close to the street edge and will create 
a pedestrian-oriented setting, which will be enhanced with activated storefronts, dining areas, and 
public amenity spaces. 
  
Minden Downtown  
Minden's downtown has a high quality collection of historic architectural resources. Largely intact, these 
buildings reflect the history of Minden as a commercial service center for the Valley. Banks, hotels, 
stores, industrial buildings and government buildings that were constructed between the late 1900’s 
and the 1930’s define the center of Minden. In 1980, Minden conducted a study of its historic resources, 
which recommended forming two historic districts - one commercial and one industrial. The commercial 
district focused along Esmeralda and Railroad Avenue with a key set of buildings that includes the 
Carson Valley Improvement Club Hall, Douglas County Courthouse, Minden Inn, and Farmer’s Bank of 
Carson Valley. The (potential) industrial historic district also contains several notable buildings. These 
include the Minden Flour Company, Minden Wool Warehouse and the Minden Butter Manufacturing 
Company. The prominent Nevada architect, Fredrick J. DeLongchamps, designed most of these 
significant buildings.  
 
Gardnerville Downtown  
Gardnerville was established in 1879 by Lawrence Gilman to serve the ranching and agricultural 
community. Featured historic properties in Gardnerville include the Richford Hotel, JT Basque Bar & 
Dining Room, The French, Adivin, Cheshire, and the Overland Hotel. Many buildings are oriented toward 
Main Street (US 395) in a few blocks that form the core of the downtown area. Transitional edges 
expand out from the downtown core to the north and south along Main Street (US 395).  
 
Existing Community Characteristics of the Downtowns 
 
Development Patterns 
Gardnerville’s Downtown is oriented to Highway 395, between Gilman Avenue and Douglas Avenue and 
is generally one block in depth. Minden’s Downtown is located both north and south of Highway 395 
and orients along Railroad and Esmeralda Avenue. Minden’s business core is located along Esmeralda 
Avenue. Both downtown settings have streets oriented perpendicular to parallel with the highway.  
 
Building Orientation/Setback 
Many building fronts align at the sidewalk edge and orient to the street, creating a “street wall” that 
provides a sense of scale. In Gardnerville, this street wall is interrupted in the following ways: some 
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buildings are set back farther from the sidewalk, parking lots located at the street edge, and some 
vacant lots. In Minden, the “street wall” is interrupted by a few parking lots. 
 
Building Types 
Both towns have a mix of commercial, industrial, and residential building types. Gardnerville has a mix of 
industrial, commercial, and residential buildings that front US 395. Minden however, has more diversity 
in building types, in which residential, commercial, and industrial buildings are separated by blocks and 
by the highway.  
 
Building Height 
Most buildings are one and two stories in height, although a few are three-stories. For most buildings, 
similar heights of the first floors helps contribute to a sense of visual continuity.  
 
Building Mass, Scale & Form  
Buildings in both downtowns are generally simple rectangular forms. Commercial storefront buildings 
range in width from 25 feet to 100 feet or more. Wider buildings have variations in materials and details 
that reflect the similar widths of the narrower buildings, establishing a similar rhythm along the street. 
This contributes to a sense of visual continuity. These buildings typically have flat roofs with parapets. 
Downtown residential buildings have gable and hip roofs, while industrial buildings include a variety of 
gable, flat, and hip forms. Building features include canopies, galleries and porches, which provide a 
sense of human scale along the streets. 
 
Pedestrian Level Character 
Most commercial storefronts have a high degree of transparency, which invites pedestrian flow and 
provides views into buildings where goods and services are on display. Building features such as 
canopies, galleries, and porches also provide shade, which enhances the pedestrian experience. 
Sidewalk features include trees with grates, planters, light fixtures, and seating. These also provide a 
sense of place for pedestrians.  
 
Materials 
Brick is the traditional material for buildings in the downtown areas. Stucco is also present, and some 
buildings are clad in wood lap siding, which is painted. 
 
Streetscape 
The traditional combination of building fronts located at the sidewalk edge, with display windows and 
recessed entrances, supports pedestrian activity. This is, however, diminished somewhat by the 
predominance of automobile traffic that runs close to the sidewalks in Gardnerville. 
 
Downtown Gardnerville has sidewalks attached to the curb along the highway. Decorative streetlights 
with hanging flower baskets, small pockets of landscaping and a few street trees enhance the setting. 
The streetscape changes where the downtown transitions into residential building forms. In this area, 
some of the sidewalks are detached with a planting strip between the sidewalk and curb. 
 
Downtown Minden has on-street parking and attached sidewalks. New streetscape improvements 
include bulb-outs with landscaping, tree grates along the street, and decorative pavers. Pedestrian-
scaled streetlights exist along Esmeralda Avenue. Some detached sidewalks with planting strips occur on 
side streets. In the industrial area to the north of US 395, some areas lack sidewalks. 
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Heritage 
Many buildings date from the early days of the community and have historic significance. Others, while 
being newer, reflect similar forms and characteristics that reinforce the design traditions of downtown. 
Building detailing, original storefronts, awnings, galleries, landscaping, and seating all contribute to the 
historic character of the downtowns. Even so, some properties in Minden depart from the heritage of 
“Main Street” downtowns and reflect a more auto-oriented character. 
 
Downtowns’ Policies and Goals  
 
DOWNTOWN IMAGE AND IDENTITY GOAL 1: To preserve heritage resources and support 
opportunities which allow them to remain in active and productive use. 
 

P5.1 PRESERVE HISTORIC RESOURCES  
Designate downtown historic districts and adopt a design review process to better protect 
heritage resources. 
 
P5.2 PROMOTE ACTIVE USE OF HISTORIC BUILDINGS 
Consider adaptively reusing downtown heritage properties to ensure they remain in active and 
productive use, maintain their historic character, and are not lost to demolition. 

 
DOWNTOWN IMAGE AND IDENTITY GOAL 2: To preserve the traditional context as a reference for 
new development. 
 

P5.3 PROMOTE WALKABILITY 
Reflect the walkable scale of traditional downtowns in new development. 
 
P5.4 CONTINUE TRADITIONAL DEVELOPMENT PATTERNS  
Integrate traditional downtown block and lot size development patterns, and the street wall for 
new commercial, mixed use, multifamily and civic infill projects in the downtown cores. 
 
P5.5 MAINTAIN DESIGN TRADITIONS  
Reflect the mass, scale, height, form, and orientation of traditional buildings for new 
commercial, multifamily, mixed use and civic infill development along the street.  

 
DOWNTOWN IMAGE AND IDENTITY GOAL 3: To preserve the scale and pedestrian friendliness of 
Downtown as a shopping environment. 
 

P5.6 CONTINUE A STOREFRONT ENVIRONMENT  
Develop new commercial projects and renovate existing buildings, as an extension of 
Downtown’s historic storefront-shopping environment. 
 
P5.7 ENHANCE THE PEDESTRIAN EXPERIENCE  
Continue to develop pedestrian amenities and streetscape improvements in the public and 
private realm. This includes defining street edges with buildings and spaces that are visually 
interesting, invite pedestrian activity and are oriented to the street.  
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DOWNTOWN IMAGE AND IDENTITY GOAL 4: To enhance the historic context of the Downtowns and 
the Railroad Avenue Industrial District as authentic places with quality design. 
 

P5.8 RESPECT THE MAIN STREET CHARACTER  
Develop new context-sensitive projects that enhance the historic character, while reflecting 
their own time. The result should be a sense of authenticity in buildings and materials with a 
“Main Street” character.  
 
P5.9 RESPECT THE HISTORIC INDUSTRIAL CONTEXT  
Develop new context-sensitive projects in Minden that enhance the historic character of the 
industrial district, but reflect their own time. The result should be a sense of authenticity in 
buildings and materials with an industrial character. 
 
P5.10 PROMOTE HIGH QUALITY DESIGN  
Provide high-quality design for new projects. This includes using high quality, durable materials 
and construction methods. 

 
DOWNTOWN IMAGE AND IDENTITY GOAL 5: To activate Heritage Park in Gardnerville with 
development along its edges. 
 

P5.11 FRAME THE PARK WITH ACTIVE USES 
Orient new development to the park with parking to the rear.  
 
P5.12 DEFINE PARK EDGES   
Activate and enhance the public and private realms adjacent to park lands with new 
development that is more urban in character. For example, multifamily housing would 
incorporate small yards, stoops and porches along the sidewalk edge that faces the park. 

 
DOWNTOWN IMAGE AND IDENTITY GOAL 6: To enhance connectivity throughout downtown. 
 

P5.13 CONTINUOUS PEDESTRIAN CIRCULATION SYSTEM  
Provide an interconnected pedestrian circulation system to access buildings, courtyards, paths 
and plazas. In most cases, these connections will simply involve providing an enhanced 
streetscape, but may also include new internal circulation systems in new development. 

 
 

5.2 TRADITIONAL NEIGHBORHOODS 

 
Overarching Vision 
Traditional Minden and Gardnerville neighborhoods will remain vital parts of a growing community. As 
growth occurs within the neighborhoods, it should reinforce the established context in Minden and 
Gardnerville. These neighborhoods are not frozen in time, but should evolve while maintaining their 
defining features. A new building in this context should be compatible with the surrounding building 
fabric, while expressing its own time. The vision is to retain the overall character of these traditional 
neighborhood while accommodating creative, yet compatible, new buildings and additions. 
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Existing Community Characteristics of Traditional Neighborhoods 
Minden and Gardnerville’s oldest neighborhoods are located in areas contiguous to their downtowns. 
These areas contain older, “porch-forward” cottages and minimal traditional buildings. Some of these 
neighborhoods have experienced the adaptive reuse of houses into commercial businesses along their 
US 395 frontage. In Minden, the older traditional neighborhood blocks are located north of County Road 
and west of 7th Street. In Gardnerville, the older traditional neighborhoods run one-to-two blocks deep 
between Ezell, Douglas, and Toler on either side of Main Street. Other established neighborhoods that 
developed later include ranch, contemporary, and new traditional building styles. 
 
Development Patterns 
The oldest residential neighborhood streets are based on a grid and are located adjacent to downtown 
areas. Many of these older parcels abut alleyways. Some blocks that developed later are also oriented to 
the grid while some are organized around curvilinear through-streets, and some those employ cul-de-
sacs. Lots are oriented to the street and are similar in size depending on the era in which they were 
developed. 
 
Building Orientation/Setbacks 
Residential buildings are oriented to the street. Building setbacks vary depending on the block in which 
they are located; some blocks have shallow front and side yards, while on other blocks the front and 
side yards are more generous in size. Most building fronts appear to align in each of these settings. This 
affects the appearance of density from the street edge as well.  
 
Building Height 
Most houses are one or two-stories in height. For many of these buildings, similar heights of first floors 
helps contribute to a sense of visual continuity along the street.  
 
Mass, Scale and Form 
Traditional residential buildings are simple rectangular forms with hip or gable roofs. In the oldest 
traditional residential neighborhoods, a porch or covered stoop is the primary feature on the front of 
the house. Typically, these are one-story in height and face the street. This establishes a consistent scale 
along a block, even when actual building heights vary. Other features that establish scale include simple 
wall offsets and projecting one-story elements, as well as other types of entry features. 
 
Materials 
Materials for traditional neighborhood buildings include wood lap siding, brick, stone, and stucco.  
 
Streetscape 
In Minden’s oldest residential neighborhoods, most of the sidewalks are detached with trees located in 
planting strips. In the remaining neighborhoods most of the sidewalks are attached, while some lack 
sidewalks. Most yards are open lawns that extend to the back of sidewalk and contain individual 
specimen trees. Fences appear occasionally throughout the traditional neighborhoods, but are not 
typical. Where fences are present, wooden picket fencing that is approximately three feet tall is 
common.   
 
Heritage 
Some houses in traditional neighborhoods date from the early days of the community and have historic 
significance. Other newer buildings reflect similar forms and characteristics of older buildings reinforcing 
the design traditions of the neighborhoods. 
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On-site Parking 
Parking is accessed primarily from the street. Most houses have garages, which vary in locations, 
including at the front, and to the side and rear of the property. The location is typically defined by 
building era and style.  
 
TRADITIONAL NEIGHBORHOOD IMAGE AND IDENTITY GOAL 1: To preserve residential heritage 
resources. 
 

P5.14 PROMOTE HISTORIC PRESERVATION  
Designate a downtown residential historic district in Minden and provide a design review 
process to better protect heritage resources. 

 
TRADITIONAL NEIGHBORHOOD IMAGE AND IDENTITY GOAL 2: To protect and complement Minden 
and Gardnerville’s traditional residential neighborhoods. 
 

P5.15 PROMOTE COMPATIBLE DESIGN 
Conserve Minden and Gardnerville’s traditional residential neighborhoods by promoting infill 
development that reflects the existing neighborhood block development patterns and building 
character. 

 
P5.16 ENHANCE THE PEDESTRIAN EXPERIENCE 
Enhance Minden and Gardnerville’s traditional residential neighborhood streetscapes by 
completing missing sidewalks and crosswalks, and planting trees in appropriate locations to 
enhance the experience for the pedestrian. In addition, complete streetscape and sidewalk 
improvements in Minden’s historic neighborhoods. 

 
 

5.3 NEW NEIGHBORHOODS 
 
Overarching Vision 
New residential neighborhoods in Gardnerville and Minden should be master planned and create a 
pedestrian-centric context that is interconnected with parks, schools, open spaces and neighborhood 
services. These residential neighborhoods should be designed to be compatible with the community’s 
architectural traditions. New neighborhoods will include community facilities such as recreation centers, 
and provide neighborhood services in a small village cluster setting. The intent of these small 
neighborhood service centers is to provide the neighborhood with a place to walk to and grab a cup a 
coffee, but not to engage in a retail shopping or service station experiences. Where Agri-hoods are 
planned, they should be designed as the interface between the towns and riparian and agricultural 
edges. 
 
Each new development should have a coordinated design concept with a sense of order and place 
within the community. However, new neighborhoods should not emulate tract development where 
similar designs are repeated in close proximity to each other. Sufficient variety in designs should provide 
visual interest. 
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Design Characteristics for New Neighborhoods 
 
NEW NEIGHBORHOOD IMAGE AND IDENTITY GOAL 1. To encourage the development of new 
residential neighborhoods to reflect traditional developments patterns and building designs. 
 

P5.17 PROMOTE TRADITIONAL DEVELOPMENT PATTERNS  
Design a new neighborhood development to emulate the community’s traditional neighborhood 
scale. The development should be organized around a hierarchy of interconnected streets, 
connect to nearby corridors, and reflect a walkable block size and pattern. All lots in the new 
development should be oriented to a through street and garage loaded alleys should be 
considered. 
 
P5.18 ORIENT TO THE STREET  
Design residential buildings in new neighborhoods to be oriented to the street in order to create 
a strong relationship between the public and private realm. Residential buildings should be 
setback from the street a uniform distance; however, some modest variation may occur. Side-
yard setbacks should also be provided and may vary in size depending on the building type. For 
example, more separation may be provided between a residential building and a neighborhood-
serving commercial building.  
 
P5.19 SUPPORTING NEIGHBORHOOD SERVICES  
Locate smaller neighborhood commercial buildings to anchor a corner near a primary roadway. 
 
P5.20 COMPATIBLE BUILDING SCALE 
Design buildings in the new neighborhoods to be one or two-stories in height, some special use 
buildings such as community centers may exceed this. 
 
P5.21 DIVERSITY OF HOUSING CHOICE  
Provide a variety of residential building types such as small lot single-family, duplex, fourplex, six 
and eight-pack townhomes. Design new residential buildings to reflect simple rectangular forms 
of traditional buildings with hip and gable roofs. These buildings should provide similar floor-to-
floor heights and larger projects should be articulated to break up the mass. 
 
P5.22 TRADITIONAL BUILDING MATERIALS   
Use traditional building materials such as brick, wood, stucco, stone and corrugated metal 
siding. New durable materials may also be used if they are configured similarly to traditional 
materials. 
 
P5.23 PARKING SUBORDINATE TO THE PEDESTRIAN REALM   
Garages may be attached, detached, front-loaded, or located behind the building in a parking 
area, or off an alley. Locating a garage to the rear of the property, or off an alley is preferred to 
encourage a more pedestrian-friendly street. On-street parking may also be provided to offset 
parking counts. 

 
P5.24 INCORPORATE PASSIVE AND ACTIVE OUTDOOR SPACE 
Design passive and active outdoor space into new neighborhoods. This may include tot lots, 
sports fields, agricultural/community gardens, pocket parks, etc. These spaces may be located 
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along the edges where the neighborhood abuts open space, or located internally where they’re 
framed by buildings. 
 

 
5.4 COMMERCIAL CORRIDORS AND EMPLOYMENT AREAS 

 
Overarching Vision 
New development along existing the US 395 and Highway 88 commercial corridors, and the proposed 
Muller Parkway should convey high quality design that respects Minden and Gardnerville’s distinct 
character, and the vision for each unique area. In Gardnerville this includes Millerville, “S” Curve and 
South Entry. In Minden this includes US 395 and Highway 88.  
 
Site and building designs should focus on creating a comfortable walking environment for pedestrians, 
providing visual interest and high-quality residential experiences. New development should respond 
appropriately to the character envisioned for each area. In addition, it should consider its surroundings, 
and provide a compatible transition to adjacent land uses. Buildings should orient towards US 395 and 
HWY 88 and entrances should be designed to be visible and easily accessible. Muller parkway is 
envisioned as a landscaped boulevard with a rural-like interface for new neighborhood development. 
 
Note: this description excludes the portion of the commercial corridors that are part of the Downtown 
Character Areas. 
 
Characteristics of Existing Commercial Corridors 
 
Development Patterns 
The primary commercial corridor that runs through Minden and Gardnerville is US 395; Highway 88 runs 
through Minden as well. US 395 is primarily two travel lanes in each direction, and has additional turn 
lane when intersecting with a secondary street. Large agricultural areas occur at the southern gateway 
into Gardnerville and the northern gateway into Minden. Some areas along the corridors are closely 
related to nearby residential neighborhoods, in that their parcels abut them. The majority of the parcels 
have frontages that are oriented to the highway corridors. They range in size, with many individual curb 
cuts for access. 
 
Building Orientation/Setback 
Building setbacks vary along the commercial corridors; with some structures located close to the street 
while others are set back significantly. In some cases, primary intersections and entrances to 
developments are identified with substantial landscape areas. No fences exist along the commercial 
corridors. Some buildings orient toward the highway. Others orient to interior parking lots or side 
streets which results in some blank side walls that face the highway itself. 
 
Building Height  
The heights of buildings along the corridors vary from one to four-stories; the majority of buildings are 
between one and two-stories in height. 
 
Mass, Scale and Form 
Most of the buildings along the corridors are simple rectangular forms with flat, hip, and gable roofs.  
Building features such as simple wall offsets, galleries, and one-story elements create a human scale. 
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Materials 
Brick, wood, prefabricated paneling, stucco, and stone are used along the commercial corridors.   
 
 
Streetscape 
Most sidewalks attached to the curb throughout the corridor; however, some sections have been 
improved with detached sidewalks and landscaped edges. Some sections of the corridor have only one 
sidewalk on one side of the street. Examples are the southern gateway into Gardnerville and the 
northern gateway into Minden. In many parts of the corridors, landscaping occurs on the inside edge of 
the sidewalk, to screen surface parking; however, a few blocks provide a planting strip between the 
street and sidewalk, which helps to buffer pedestrians from highway traffic. 
 
Heritage 
A number of buildings along the corridors date from the early days of the community. These reflect the 
heritage of the area and enhance the character of the corridor. 
 
Parking 
Large areas of surface parking characterize the commercial corridors. This often occurs in front of 
buildings. At times, a landscaped strip buffers this parking.  
 

 
Existing Commercial Corridors Policies and Goals  
 
COMMERCIAL CORRIDORS AND EMPLOYMENT AREAS IMAGE AND IDENTITY GOAL 1: To enhance the 
built environment along commercial corridors. 
 

P5.25 COMPATIBLE SCALE IN BUILDING  
Provide varied building mass and articulation methods that create a human-scaled environment.  

 
COMMERCIAL CORRIDORS AND EMPLOYMENT AREAS IMAGE AND IDENTITY GOAL 2: To enhance the 
pedestrian friendliness of commercial corridors and promote safety. 
 

P5.26 ENHANCE THE STREET EDGE FOR PEDESTRIANS  
Continue to develop pedestrian amenities and streetscape improvements in the public and 
private realm. This includes placing buildings close to the street, creating visually interesting 
spaces that invite pedestrian activity, and providing continuous planting strips and medians.  

 
COMMERCIAL CORRIDORS AND EMPLOYMENT AREAS IMAGE AND IDENTITY GOAL 3: To revitalize and 
reenergize commercial corridors considering defined character areas. 
 

P5.27 REVITALIZE EXISTING BUILDINGS AND ADDRESS THE STREET EDGE 
Create new building projects along “Millerville,” “S” Curve, and “Commercial Quad” areas to 
reflect the scale, character and orientation of traditional buildings in the downtown areas and 
promote a pedestrian-friendly experience. Building entries and storefronts should face the 
sidewalk and parking should be located to the rear or side of the building. 
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P5.28 COMPATIBLE DESIGN   
Create new infill buildings within established residential building clusters (converted to 
commercial use) to reflect the traditional mass, scale, form and orientation of these buildings. 
Include key features such as porches.  
 
P5.29 CREATE GATEWAYS  
Create “Gateways” into each community at the “South and East Entries” areas by clustering 
different building types. New development should reflect the scale and character of the regional 
context and have an internal system of open spaces framed by multifamily, mixed-use, office, 
healthcare, and institutional buildings. 
 
P5.30 A MIX OF USES IN SCALE  
Provide a mix of neighborhood services, multifamily, and small lot residential buildings that 
orient to the street within the “South Central” Gardnerville area. New buildings should reflect 
the scale and character of the regional context.  

 
COMMERCIAL CORRIDORS AND EMPLOYMENT AREAS IMAGE AND IDENTITY GOAL 4: To be sensitive 
to surrounding neighborhood context.   
 

P5.31 RESPECT NEIGHBORTHOOD EDGES  
New buildings should be designed to be sensitive to their adjacent residential contexts by 
providing lower scale buildings, and buffer parking areas where they transition to these areas. 

 
 
 

5.5 COMMUNITY FACILITIES 
 
Overarching Vision 
Minden and Gardnerville will continue to provide and enhance urban services for Carson Valley 
including public facilities, such as government offices, public safety facilities, courts, schools, recreation 
centers, community centers, parks and open space. These facilities elevate the quality of life for county 
citizens, residents and visitors by bringing people together on a regular basis to share, grow and support 
commerce, institutions, and recreation. These facilities will enhance their urban and natural settings, 
and will be connected to the community with pedestrian ways, open space and trails. 
 
COMMUNITY FACILITIES IMAGE AND IDENTITY GOAL 1: To maintain and enhance established 
government facilities in downtown Minden. 
 

P5.32 MAINTAIN GOVERNMENT CENTERS  
Maintain and invest in downtown Minden as the primary location for Douglas County 
administrative, courts, business and development services that support the vitality and historic 
character of the Town of Minden. 

 
COMMUNITY FACILITIES IMAGE AND IDENTITY GOAL 2: To develop new cultural buildings within 
Minden and Gardnerville to enhance the downtown setting and reflect the vision for the area. 
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P5.33 CULTURE & ART IN THE CORE  
Where new public buildings such as museums, theaters, government facilities, etc. are 
considered, locate them in the downtowns to strengthen the cultural and art core of the 
communities. 

 
COMMUNITY FACILITIES IMAGE AND IDENTITY GOAL 3: To integrate trails, outdoor recreation 
facilities, watercourse and natural detention features into a connected open space system. 
 

P5.34 FIT WITH NATURAL LANDSCAPES  
Provide enhanced storm water detention areas that are designed to reflect natural landscapes. 
 
P5.35 INTERCONNECTED PEDESTRIAN WAYS  
Provide interconnected pedestrian ways that create an opportunity for visitors and locals alike 
to explore the full breadth of Minden, Gardnerville and the county trail system. 
 
P5.36 NATURAL OPEN SPACES  
Design open space to have a natural informal character. 

 
COMMUNITY FACILITIES IMAGE AND IDENTITY GOAL 4: To provide public amenities along open space 
and trails. 
 

P5.37 ENHANCED TRAILS AND OPEN SPACES  
Provide interpretive materials and furnishings along the trail system that complement and 
celebrate the natural setting. 

 
COMMUNITY FACILITIES IMAGE AND IDENTITY GOAL 5: To make Muller Parkway into a multi-modal 
corridor with connected trails and open spaces. 
 

P5.38 MULLER PARKWAY AS AN AMENITY  
Develop Muller Parkway as a neighborhood connector where wetland parks and trails provide a 
focal point for new neighborhoods.  
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SECTION 6 
IMPLEMENTATION PLAN 

 
Implementing the Minden and Gardnerville Plan for Prosperity will require cooperation with Douglas 
County, the GIDs, and private partners. The long-term vision that guides the plan reflects the 
community’s values and commitment to developing a sustainable economic and environmental 
future. This Implementation Plan Section provides a framework for actions that support the goals and 
policies set forth in the preceding sections. 
 
 

6.0 INTRODUCTION AND BACKGROUND 
 
The implementation approach recommends a series of administrative, regulatory and financial actions 
that could be undertaken by the Towns, both individually as well as in collaboration with each other, 
and in collaboration with Douglas County and/or other public or private partners to achieve the long-
term vision for the future growth and development of the Towns.  The Implementation Plan identifies 
phasing, public investments and potential funding sources; and sets forth priorities and responsibilities 
for specific recommended actions as a framework to help guide future decisions by the Towns in 
carrying out the goals and policies of the Plan for Prosperity Update. 
 
 

6.1 ADMINISTRATIVE ACTIONS 
Administrative actions refer to activities related to collaboration, ongoing planning and design, 
marketing and additional technical studies necessary to implement the Plan.   
 
Partnerships 
In order to effectively and efficiently implement the Plan for Prosperity Update ongoing collaboration 
should be established between the Towns and Douglas County, and among certain private or quasi-
private organizations such as Main Street Gardnerville, the Chambers of Commerce, school districts and 
service districts (e.g. Minden Gardnerville Sanitation District, Gardnerville Water District, etc.). This 
collaboration and coordination is essential to the successful implementation of the Plan Update. 
 
One consideration might be to establish an ongoing informal coordination process with staff level 
representatives of the entities indicated above as a “technical coordination group” that would meet on a 
periodic basis to assure that actions taken by these entities, respectively, are coordinated to assure 
consistency with the Plan for Prosperity Update. 
 
In addition, the Towns should work with key private sector property and business owners to identify 
private sector “champions” related to key economic revitalization, land use development and social and 
cultural programs as a means to heighten the awareness of such desired activities and to help 
implement them. 
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Technical Studies  
Based on the goals and policies set forth in the Plan for Prosperity there are several technical studies, 
guidelines and / or standards that should be developed as an outgrowth of the Plan Update.  These 
include: 
 
Retail Marketing Strategy 
Prepare an analysis of the current and projected retail market demand in the downtown areas of 
Minden and Gardnerville.  This would include recommendations for establishing a retail marketing 
strategy that could be carried out collaboratively by the Towns, Chambers of Commerce, real estate 
brokers and property owners.  This could also include assessing potential market demand for future 
complimentary retail uses between the Towns, for example, developing a specialty food retail in Minden 
to complement the existing grocery uses in Gardnerville. 
 
Infill Development Guidelines  
Prepare guidelines for future infill development that would be used to convey the Towns’ intent and 
desires regarding future residential, retail, office, industrial and mixed-use development in the 
downtown and other areas of the two respective Towns.  This would also include guidelines for building 
rehabilitation and adaptive reuse. 
 
Arts and Culture Plan and Program 
Prepare a public arts and culture plan and program for the Towns that addresses both physical and 
visual improvements (e.g. performing arts space, art studio and display areas, art in public places) and 
performing arts programs, special events. 
 
Economic Revitalization Strategy 
The Towns should collaborate with Douglas County and its other institutional partners to structure an 
overall economic development and revitalization plan and program aimed at retailing and expanding 
existing businesses and attracting new businesses. This should include a collaborated outreach and 
marketing effort focused on new industries, work force development, health and wellness, tourism and 
agritourism and agrihoods.   
 
This strategy should build upon the already established – but separate – visions, plans, policies, etc. that 
currently exist, but result in a single, focused and strategy that could be pursued collaboratively by the 
Towns, Douglas County and regional entities in the Minden and Gardnerville area.  This strategy should 
define the roles that public investment, infrastructure improvement, housing development, and private 
sector participation can play in successful economic revitalization efforts. 
 
Support of Private Investment and Reinvestment 
The Towns should continue their efforts to support private sector investment and reinvestment by using 
their resources to help attract desired new development and revitalization of their residential, 
commercial and industrial areas that will be consistent with the goals and policies of the Plan Update.  
This includes: 1) communicating with potential developers and investors the Towns’ aspirations and 
policies; and 2) coordinating capital improvements that support new investment. 
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6.2 REGULATORY ACTIONS 
Regulatory Actions include growth policy standards and development review activities necessary to 
carry out the Plan Update. 
 
 Growth Management  
An intended outcome of the Plan for Prosperity Update for Minden and Gardnerville, and the Douglas 
County Master Plan Update 2016 would a delineated growth management and urban services boundary 
policy that establishes a collaborative program between the two Towns and Douglas County to address:  
 
1) The potential/probable ultimate urbanized physical Town boundaries and related urban service 

areas as defined by designated “Receiving Areas” and “Urban Reserve Areas”; and  
 
2) The co-terminus boundaries of the Towns, urban service areas, Gardnerville Water District (Town of 

Gardnerville) and Minden-Gardnerville Sanitation District.  
 
This approach is generally consistent with existing Douglas County Master Plan Growth Management 
Policy that states, “Douglas County shall support annexations to unincorporated towns or in to the 
service areas of providers (such as General Improvement Districts) that are compatible with the Master 
Plan’s identified Urban Service Areas.” 
 
Development and Design Review 
The Towns should coordinate with Douglas County Community Development Department to develop a 
collaborative land use development and design review process for proposed projects within the Towns.  
This potential program would include a process for the review, evaluation and consideration of 
proposed future new and infill development, including design review, within: 1) the existing Town 
boundaries; and 2) within the Towns’ respective designated future development areas (“Receiving 
Areas”).  In this way the Towns would have a “seat at the table” and actively participate in the County’s 
review and approval process for proposed development.   
 
Under the potential program any future proposed development could be evaluated based on a set of 
established guiding principles, design guidelines and specific development guidelines, as may be 
prepared and approved by the Towns, and set forth in the recommended development and design 
review program. Under such a program Douglas County staff would continue to have responsibility for 
processing proposed development applications. 
 
The funding for processing of applications for proposed development could continue come from Douglas 
County through its annual operating budget for activities of the Community Development Department 
and related departments; and the Town’s participation in the development review process could be 
funded through the Town’s respective annual operating budgets. 
 
Zoning and Master Plan Alignment 
The Towns should work with Douglas County to align the appropriate land use and zoning designations 
as a means to accurately reflect the approved land use plans of the County and the Towns, including the 
designated receiving areas (future development areas), and actual existing land use development which 
is conforming with approved land use plans. This would help to convey properly to property owners, 
developers and investors the intended type and extent of development that would be consistent with 
the Towns’ land use plans. It also would help accurately carry out the County’s Transfer Development 
Rights Program. 
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Parking District Study and Standards 
The Town of Minden should consider developing a parking district plan for the downtown area including 
Esmeralda Avenue and Railroad Avenue, that includes a feasibility study focused on: 1) market and site 
assessment; 2) analysis of alternative facilities, financing concepts, phasing and management priorities; 
and 3) any proposed revisions to parking standards for private sector development. 
 
The Town of Gardnerville completed and approved such a parking district study in 2007.  The Town 
should continue to implement the recommendations set forth in that approved study with coordination 
with the Nevada State Department of Transportation (NDOT) to the extent necessary for US395.   
 
Stormwater and Flood Plain Management and Mitigation 
A major long-term consideration related to a stormwater, flood control and floodplain management 
policy for the Towns and Douglas County to consider is “what is the best implementation approach that 
would continue to ensure the structural integrity of the floodplain and flood control system by providing 
at least 100-year flood protection – and work toward a higher level of flood protection.”  In that regard 
there are a few alternatives implementation approaches that should be reviewed and evaluated by the 
Towns and Douglas County including: 
 
• Douglas County (currently through Community Development Department) continuing to directly 

manage and operate the flood control and floodplain program for the County; including 
continuation of the County’s Transfer of Development Rights (TDR) to encourage conservation of 
open space areas 

• Conservation District as authorized by Nevada Revised Statutes (NRS) 548 is a local independent 
governing authority separate from local counties or municipalities with the authority to develop and 
implement plans for the conservation, protection, and controlled development of renewable natural 
resources to meet the needs of the people of Nevada   

• New flood control district/agency such as a joint powers authority (JPA) that involves Douglas 
County, the Towns and City of Carson City, under a JPA approach there could be revenue to finance 
local share of costs of improvements by creating assessment districts and levying annual 
assessments on properties which benefit from the improvements – for both capital and ongoing 
operation/maintenance 

 
 

6.3 FINANCIAL ACTIONS 
Implementing the Plan for Prosperity Update will require continued public sector funding and private 
sector investment. There are several financing mechanisms that may be appropriate for the 
implementation activities set forth in this Section 6: Implementation.  The following is a summary of the 
potential funding sources and financing mechanisms for two of the key identified public infrastructure 
improvements. 
 
Muller Parkway and Other Transportation Projects 
The proposed Mueller Parkway project would likely be carried out as a traditional capital improvements 
project managed by Douglas County through its Public Works Department.  Given the anticipated type, 
size and regional significance of the project, it is likely that there will need to be a combination of 
federal, State, local and/or private sector funding to finance its construction.  The estimated direct 
construction cost of the proposed project could be in the range of $30 to $50 million – not including 
land acquisition, engineering and other soft costs. 
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It should be noted that the Muller Parkway project is a multi-regional project given that it would serve 
not only traffic in Minden, Gardnerville and Douglas County – but well beyond Douglas County from 
Reno south to Topaz Lake (intersection of US395 and Highway 208) within Nevada. Therefore, 
implementation of the project will likely require collaboration amongst various federal, state, county 
and local institutional partners.  In addition, implementation will require collaborating with the major 
property owners, in regard to alignment, right-of-way, effects on existing/future land use, etc. and in the 
context of development agreements between the County and such property owners.  
 
The following is intended to provide an example of potential funding sources and/or financing 
mechanisms that could be used for Muller Parkway, depending on the intended function and use of the 
parkway – and/or for other potential transportation projects envisioned in the Plan for Prosperity 
Update. 
 
Federal 
• Fixing America’s Surface Transportation Act (FAST); long-term funding for surface transportation 

infrastructure planning and investment; $305 billion authorized over fiscal years 2015 to 2020 for 
highway programs.  

• Transportation Infrastructure Finance and Innovation Act (TIFIA), which provides credit assistance 
for regional/national significant projects including highways; the federal funding (secured direct 
loans/loan guarantees/standby line of credit) is intended to be leveraged through private or other 
non-federal co-investment. 

 
State 
• State Transportation Improvement Program (STIP); funded through federal, state and other funds; 

for the 2018-2021 period Douglas County allocated approximately $24.7 million or about 1% of total 
$23.9 billion program over the four-year period.  

• General Improvement Districts (GIDs) as authorized by Nevada Revised Statutes (NRS) 318; a 
financing tool flexible and capable to finance a variety of infrastructure projects (including streets, 
alleys, curbs, gutters, sidewalks, etc.) designed to encourage private sector investment.  A GID may 
collect ad valorem property tax revenues assessed at a rate above the state constitutional cap and 
issue debt to fund a variety of public infrastructure and improvement projects. 

• Special Assessment Districts (SADs) as authorized by Nevada Revised Statues (NRS 271; broad 
financing tool that local county and municipal governments in Nevada can use to fund a variety of 
infrastructure and improvement projects through future ad valorem property tax revenues (above 
the existing constitutional cap on ad valorem tax revenues) through annual collections or issuance of 
property tax backed bonds or securities.   

 
County 
• Douglas County 5-year Transportation Plan which includes routine maintenance, preventive 

maintenance, rehabilitation, capacity, transit, bicycle and pedestrian transportation project 
activities; the Fiscal Year 2013 to 2018 Plan $2.5 million of proposed projects were to be funded 
primarily with: 1) gas and diesel tax; 2) residential and commercial construction taxes; 3) room Tax; 
4) grants; 5) debt financing; and 6) reserves.  

• Certificates of Participation (COPs) is a tax-exempt leasing-financing agreement used by a 
municipality to construct a facility financed with proceeds from bond investors and then leased to 
the municipality; under the agreement the municipality makes regular payments over the term of 
the contract.  
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Local 
• Capital outlay project allocation of the Town’s annual total operating budget; for example, 

approximately $820,000 for Gardnerville ($726,000) and Minden ($94,000) for Fiscal Year 2017/18 is 
allocated for public works capital outlay projects/activities; participation would need to be related 
to direct benefit received by Town from the project. 

 
Other 
• Public-private partnerships (P3); contractual agreements between public agency and private sector 

entity(ies) for delivery and financing of public infrastructure projects; there are various forms 
related to design, build, finance, maintain and/or operate projects; P3 is usually comprised of both 
private debt and equity.  

 
Flood Control and Floodplain Management 
Douglas County’s storm-water and floodplain management program is currently administered by 
Douglas County, Community Development Department.  Douglas County has had floodplain regulations 
in place since 1974.  Floodplain development permits, special requirements for land division in the 
Special Flood Hazard Area (SFHA) and floodplain are covered in Title 20.50 Floodplain Management of 
the Douglas County Consolidated Development Code.  
 
Douglas County participates in the Federal Emergency Management Agency (FEMA) National Flood 
Insurance Program (NFIP) and Community Rating System (CRS) that recognizes and encourages 
community floodplain management activities that exceed the minimum NFIP requirements.  In addition, 
in a proposed Nevada State Senate legislation/bill Section 103 addresses the conveyance of certain 
Federal land (7,951 acres) in Douglas County to Douglas County for flood control or any other purposes 
consistent with the Recreation and Public Purposes Act (1926).  
 
The following is intended to be a brief listing and description of some potential funding and financing 
sources/mechanisms for implementation of a floodplain management policy.  This list is only intended 
to provide an example of potential sources and is not intended to be a comprehensive list. 
 
• Federal, state and/or private sector grants for land acquisition, mitigation, and recreation projects. 

For example, the Federal Emergency Management Agency (FEMA) Pre-disaster Mitigation Funds. 
• Nevada State Parks Land and Water Conservation Fund (LWCF) provided on a 50/50 matching basis 

for individual park and outdoor recreation projects. 
• Douglas County annual capital outlay program; for example, in Fiscal Year 2017/18 approximately 

$1.5 million allocated for capital projects/activities. 
• Douglas County general obligation bonds or Certificates of Participation (see explanation above 

under Mueller Parkway Project). 
• Dedicated Douglas County sales tax revenue for acquisition of floodplain and wetland areas in 

Douglas County for floodplain storage, aquifer recharge, wildlife habitat, open space and recreation 
purposes either by fee simple conservation easements or purchase of development rights. 

• Special district funding – e.g. storm-water revenues from the water district could potentially be used 
to leverage other loan and grant funding.  

 
Other Projects 
The following is intended to be a brief listing of some example potential funding sources and financing 
mechanisms for implementation action activities set forth in the Plan for Prosperity Update. 
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• Development Impact Fees as authorized by Nevada Revised Statutes (NRS) 278B; authorizes a local 
government (county or municipality) to charge n impact fee to cover the costs associated with the 
provision capital improvement needs including the following projects: 1) drainage; 2) fire station; 3) 
park; 4) police station; 5) sanitary sewer; 6) storm sewer; 7) street; or 8) water. 

• Commercial Area Vitalization Project (CAVP), a variant of the Special Assessment District that is 
oriented toward supporting various commercial and private sector initiatives.  A CAVP may be 
authorized by the local governing body at the request of business owners within a proposed district 
and use either ad valorem or sales tax revenues (above the existing constitutional cap on ad valorem 
or sales tax revenues) to fund the district’s activities. 

• Tourism Improvement District as defined by Nevada Revised Statutes (NRS) 271A; designed to aid 
local governments (county or municipality) in the attraction and creation of tourism-oriented retail 
businesses.  Sales Tax Anticipation Revenue Bonds are the primary financial tool that can be used to 
attract and develop new tourism-oriented retail by using the incremental sales tax revenues 
generated from those new tourism-oriented retailers to offset the cost of acquisition, demolition 
and construction of such new tourist-oriented retail development. 

 
 

6.4. RECOMMENDED IMPLEMENTATION ACTIONS AND SCHEDULE 
The recommended administration, regulatory and financial actions for the initial five-year 
implementation period are presented in Section 6.6. For each category, the table identifies the specific 
implementation actions, supporting policy(ies), responsible party(ies) and estimated timing by year and 
phase. 
 
It is important to note that implementation of the specific actions indicated will depend, to some 
degree, on the overall future economic and real estate financing and market conditions spanning the 
initial implementation period.  Any economic downturn or recession may affect implementation of the 
Plan Update with the proposed action items potentially being delayed or modified. 
 
 

6.5 IMPLEMENTATION PLAN 
What actions can be taken by the Towns to effectively and efficiently implement the Plan for Prosperity 

Update? 
 
IMPLEMENTATION GOAL 1: To undertake and complete the implementation priorities and 
recommendations as a means of carrying out the established goals and policies of the Plan for 
Prosperity Update. 
 

P6.1 POLICY ALIGNMENT 
Align Douglas County and the Towns’ land use development policies, regulations and standards 
for consistency with the Plan for Prosperity Update. 
 
P6.2 PROMOTE THE TOWNS 
Promote future private and public development in the Towns that is consistent with the 
approved Plan for Prosperity Update. 
 
P6.3 MANAGE FISCAL CAPACITY 
Manage future growth consistent with the Towns’ capacity and financial capability to provide 
urban services. 
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P 6.4 PUBLIC INFRASTRUCTURE AS A CATALYST FOR INVESTMENT 
Use public sector financed infrastructure / improvements and public sector assets to stimulate 
private investment and revitalization opportunities. 
 
P6.5 WORKING RELATIONSHIPS 
Establish an ongoing working relationship with the County, other public entities and private 
organizations to collaboratively pursue successful implementation of the Plan for Prosperity 
Update. 
 
P 6.6 ALLOCATE TOWN AND COUNTY RESOURCES 
Provide for ongoing commitment of Town staff resources to effectively manage implementation 
of the Plan Update over an extended period of time. 

 
 

6.6 IMPLEMENTATION ACTIONS AND RELATED POLICIES 
The following matrix connects implementation actions with Plan for Prosperity policies, assigns 
responsibilities, and proposes phasing and timing of actions. 
 
Action 
No. 

Implementation 
Actions 

Plan for Prosperity Policies Responsible 
Parties 

Phasing and 
Timing 

ADMINISTRATIVE ACTIONS 
A1 Prepare retail 

market analysis 
and marketing 
strategy for the 
downtown areas 
of the Towns 

P1.12 Main Street Improvements 
P2.1 Promote Towns 
P3.1 Minden’s Traditional Role as 
Commercial Center 
P3.2 Attract New Higher-End 
Grocery Store 
P3.31 Minden’s Commercial 
Service Locations 
 

Lead: Towns of 
Minden and 
Gardnerville 
Support: Main 
Street Programs, 
Chambers of 
Commerce, private 
sector partners 

Phase 1 
 
Fiscal year 
2019/2020 

A2 Prepare Arts & 
Culture Plan and 
Program for the 
physical and 
visual 
improvements 
and performing 
arts programs 

P1.10 Develop Arts &Culture Plan 
P1.14 Jobs-Housing Balance 
P3.7 Downtown Programming and 
Arts 

Lead: Towns of 
Minden and 
Gardnerville, 
Douglas County 
Support and 
Review: Local 
private and 
nonprofit arts 
organizations 

Phase 2 
 
Fiscal year 
2020/2021 
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Action 
No. 

Implementation 
Actions 

Plan for Prosperity Policies Responsible 
Parties 

Phasing and 
Timing 

A3 Prepare an 
economic 
revitalization 
strategy for 
business 
retention and 
attraction in the 
towns 

P1.3 Matching Jobs and Housing 
P1.7 Jobs/Housing Balance 
P1.15 Economic Resilience 
P1.16 Community Health 
P2.1 Promote Towns 
P2.4 Attract Knowledge Workers 
P2.5 Town Locations for New 
Industries 
P2.8 Housing for Existing 
Workforce 
P2.9 Housing for Future Workforce 
P3.33 Promote Economic Synergies 
P3.34 New Knowledge-Based 
Employers 
P3.35 Gardnerville’s Commercial 
Service Centers 
P3.37 Promote Economic Synergies 
P3.38 New Knowledge-Based 
Employers 
 

Lead: Towns of 
Minden and 
Gardnerville, 
Douglas County 
Support and 
Review: Local 
private and 
nonprofit entities 

Phase 2 
 
Fiscal year 
2020/2021 

A4 Establish an 
ongoing technical 
coordinating 
committee of 
local urban 
service districts to 
coordinate land 
use development 
issues with 
Douglas County 

P1.26 Joint Development 
Opportunities 

Lead: Towns of 
Minden and 
Gardnerville, 
Douglas County 
Support and 
Review: Other 
institutional 
partners 

Phase 1 
 
Ongoing 

A5 Ongoing support 
for private sector 
investment and 
reinvestment for 
new 
development/revi
talization 
activities 

P1.18 Fiscal Capacity 
P2.2 Support New Infrastructure 
P2.3 Manage Fiscal Impacts of 
Growth 
P2.6 Market Towns’ Opportunity 
Sites 
P3.9 New Investment Supporting 
Revitalization 
P3.40 Preserve Resources 
Supporting Douglas County Long-
Term  
P5.6 Continue A Storefront 
Environment  
 
 
 

Lead: Towns of 
Minden and 
Gardnerville 
Support and 
Review: Douglas 
County 

Phase 1 
 
Ongoing 
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Action 
No. 

Implementation 
Actions 

Plan for Prosperity Policies Responsible 
Parties 

Phasing and 
Timing 

A6 Prepare a long-
term needs 
assessment for 
urban services 
reflecting the 
potential build-
out of receiving 
and urban reserve 
areas 

P.3.37 Long-Term Urban Service 
Needs 
P2.2 Support New Investment 
P3.39 Long-Term Urban Service 
Needs 

Lead: Towns of 
Minden and 
Gardnerville 
Support and 
Review: Douglas 
County, urban 
service providers 

Phase 3 
 
Fiscal Year 
2020/2021 
 

A7 Prepare a plan 
that integrates 
trail, recreation, 
watercourse and 
detention 
elements into a 
connected open 
space system 

P1.21 Centered and Connected 
Neighborhoods 
P1.22 Joint Development Facilities 
P1.26 Joint Development Facilities 
P3.32 Professional Offices 
P3.48 Open Space System Master 
Plan 
P3.49 Phasing and Funding 
P4.13 Multi-Purpose Trail System  
P4.14 Connect to County Bikeway 
System 
P4.15 Muller Parkway Trails 
P5.13 Continuous Pedestrian 
Circulation System  
P5.26 Enhance The Street Edge for 
Pedestrians  
P5.27 Address The Street Edge 
P5.28 Compatible Design   
P5.33 Culture in The Core  
P5.34 Fit with Natural Landscapes  
P5.35 Interconnected Pedestrian 
Ways  
 

Lead: Towns of 
Minden and 
Gardnerville 
Support and 
Review: Douglas 
County 

Phase 3 
 
Fiscal Year 
2020/2021 
 

A8 Advocate with 
Douglas County to 
retain Minden as 
the County seat, 
and invest in 
Douglas County 
administrative 
facilities to 
support 
downtown 
Minden  

P2.7 Life-Cycle Approach to 
Housing 
P3.3 Preserve Downtown Minden’s 
Role as The County Seat 
P3.44 Minden as County Seat 
P3.45 Community Development 
Partner 
P5.30 A Mix of Uses in Scale  
P5.31 Respect Neighborhood 
Edges  
 

Lead: Town of 
Minden and 
Douglas County 
Support: Town of 
Gardnerville 

Phase 1 
 
Ongoing 
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Action 
No. 

Implementation 
Actions 

Plan for Prosperity Policies Responsible 
Parties 

Phasing and 
Timing 

REGULATORY ACTIONS 
R1 Prepare a growth 

management and 
urban services 
boundary policy 
and co-terminus 
town boundaries 

P1.5 Town Review of Long Range 
Growth 
P1.6 Co-Terminus Town/Service 
Boundaries 

Lead: Towns of 
Minden and 
Gardnerville, 
Douglas County 
Support and 
Review: Urban 
service districts 

Phase 1 
 
Fiscal year 
2019/2020 

R2 Establish 
collaborative land 
use and 
development/desi
gn review process 
with Douglas 
County 

P1.5 Town Review of Long Range 
Growth 
P1.25 Design and Development  
P1.26 Joint Development Facilities 
Review  
 

Lead: Towns of 
Minden and 
Gardnerville, 
Douglas County, 
School District 
 

Phase 1 
 
Fiscal year 
2019/2020 

R3 Revise parking 
codes allowing 
preparation and 
implementation 
of parking district 
plans for 
Downtown 
Gardnerville and 
Minden 

P1.12 Main Street Improvements 
P3.5 Parking District 
P3.11 Parking District 
 

Lead: Douglas 
County, Towns of 
Minden and 
Gardnerville 
Support and 
Review: Main 
Street programs 

Phase 1 
 
Fiscal year 
2019/2020 

R4 Align land use 
zoning 
designations with 
land use plan 

P1.5 Town Review Of Long Range 
Growth 

Lead: Towns of 
Minden and 
Gardnerville, 
Douglas County 

Phase 2 
 
Fiscal year 
2020/2021 

R5 Establish a plan 
and program for 
implementation 
of stormwater 
and flood control 
management 

P1.17 Adapting to Flooding 
P1.20 Joint Use Flood Facilities 
P3.41 Protect Water Quality 
P3.42 Flood Resilient Planning 
P3.43 Funding of Flood Mitigation 
System 
P5.31 Maintain Government 
Centers  

Lead: Douglas 
County 
Review and 
Support:  Towns of 
Minden and 
Gardnerville, 
FEMA, urban 
service districts, 
and other effected 
regional entities 

Phase 3 
 
Fiscal Year 
2021/2022 
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Action 
No. 

Implementation 
Actions 

Plan for Prosperity Policies Responsible 
Parties 

Phasing and 
Timing 

R6 Implement an 
“agrihood” 
strategy 
consistent with 
County Master 
Plan land use, 
conservation and 
growth 
management 
elements  

P3.20 New Types of 
Neighborhoods 
 

Lead: Douglas 
County, Towns of 
Minden and 
Gardnerville 
 

Phase 2 
 
Fiscal year 
2020/2021 

R7 Prepare infill 
development and 
design guidelines 
for new 
development and 
renovation/adapti
ve reuse 

P1.13 Centered and Connected 
Neighborhoods 
P1.24 Site and Building Design  
P1.25 Development and Design 
Review 
P1.23 Site and Building Design 
P3.4 New Infill and Renovation  
P3.6 Downtown Housing  
P3.13 Protect The Uniqueness of 
Historic Residential Neighborhoods 
P3.14 Assure Compatible Uses 
P3.16 Assure Compatible Uses 
P5.1 Preserve Historic Resources  
P5.2 Promote Active Use of 
Historic Buildings 
P5.3 Promote Walkability 
P5.4 Continue Traditional 
Development Patterns  
P5.6 Continue A Storefront 
Environment  
P5.8 Respect The Main Street 
Character  
P5.9 Respect The Historic Industrial 
Context  
P5.10 Promote High Quality Design  
P5.11 Frame The Park with Active 
Uses 
P5.12 Define Park Edges   
P5.13 Continuous Pedestrian 
Circulation System  
P5.14 Promote Historic 
Preservation  
P5.15 Promote Compatible Design 
P5.23 Parking Subordinate to The 
Pedestrian Realm   
 

Lead: Towns of 
Minden and 
Gardnerville 
Support and 
Review: Douglas 
County 

Phase 1 
 
Fiscal Year 
2019/2020 
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Action 
No. 

Implementation 
Actions 

Plan for Prosperity Policies Responsible 
Parties 

Phasing and 
Timing 

R8 Prepare 
neighborhood 
planning, design 
and development 
guidelines/ 
standards for new 
neighborhoods, 
including 
addressing 
housing types 
 

P1.23 Site and Building Design 
P1.22 Joint Development Facilities 
P1.26 Joint Development Facilities 
P3.4 New Infill and Renovation  
P3.15 Preserve Traditional 
Residential Districts 
P3.17 Connected Neighborhoods 
P3.18 Centered Neighborhoods 
P3.19 Mix of Housing Types 
P3.20 New Types of 
Neighborhoods 
P3.22 Supportive Neighborhood 
Land Uses 
P3.24 Fiscal Balance Reflected in 
Land Uses 
P3.25 Connected Neighborhoods 
P3.26 Centered Neighborhoods 
P3.27 New Types of 
Neighborhoods 
P3.28 Mix of Housing Types 
P3.29 Location of Multifamily 
Housing 
P3.30 Supportive Neighborhood 
Land Uses 
P5.15 Promote Compatible Design 
P5.16 Enhance The Pedestrian 
Experience 
P5.17 Promote Traditional 
Development Patterns  
P5.18 Orient to The Street  
P5.19 Supporting Neighborhood 
Services  
P5.20 Compatible Building Scale 
P5.21 Diversity of Housing Choice  
P5.22 Traditional Building 
Materials   
 

Lead: Towns of 
Minden and 
Gardnerville 
Support and 
Review: Douglas 
County 

Phase 3 
 
Fiscal Year 
2020/2021 
 

R9 Establish a 
Heritage 
Preservation 
program to 
administer 
heritage districts. 

P5.1 Preserve Historic Resources  
P5.2 Promote Active Use of 
Historic Buildings 
P5.8 Respect The Main Street 
Character  
P5.9 Respect The Historic Industrial 
Context  
P5.14 Promote Historic 
Preservation  

Lead: Towns of 
Minden and 
Gardnerville 
Support and 
Review: Douglas 
County 

Phase 1 
 
Fiscal year 
2019/2020 
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Action 
No. 

Implementation 
Actions 

Plan for Prosperity Policies Responsible 
Parties 

Phasing and 
Timing 

FINANCIAL ACTIONS 
F1 Develop an 

implementation 
plan for the 
proposed Muller 
Parkway, 
including policy 
direction on 
intended design 
and funding 

P1.8 Muller Parkway 
P1.11 Muller Parkway Funding 
P3.36 Limited Commercial On 
Future Muller Parkway 
P4.2 Advocate for Regional 
Solutions 
P4.3 Design Muller Parkway and 
Main Streets 
P4.4 Muller Parkway as A Limited 
Access Arterial 
P4.5 Fund Muller Parkway and 
Main Streets 
P4.15 Muller Parkway Trails 
P5.36 Natural Open Spaces  
 

Lead: Douglas 
County, Nevada 
DOT 
Review and 
Support: Towns of 
Minden and 
Gardnerville 

Phase 1 
 
Fiscal year 
2019/2020 

F2 Develop a funding 
plan for design, 
development, and 
management of 
stormwater and 
flood control 
program 

P1.17 Adapting to Flooding 
P1.20 Joint Use Flood Facilities 

Lead: Douglas 
County, Towns of 
Minden and 
Gardnerville 
Review and 
Support: FEMA, 
urban service 
districts, and other 
effected regional 
entities 

Phase 3 
 
Fiscal Year 
2021/2022 

F3 Pursue identified 
potential funding 
sources and 
financing 
mechanisms for 
implementing 
approved actions 
in the Plan for 
Prosperity Update 

P1.2 Infrastructure Lead: Towns of 
Minden and 
Gardnerville, 
Douglas County 
 

Phase 1 
 
Ongoing 

F4 Monitor the fiscal 
impacts of new 
development to 
manage the mix 
of land uses to 
balance costs and 
revenues 

P.3.22 Fiscal Balance Reflected in 
Land Uses 
P2.3 Manage Fiscal Impacts of 
Land Uses 
P3.23 Fiscal Balance Reflected in 
Land Uses 
 

Lead: Towns of 
Minden and 
Gardnerville 
Support and 
Review: Douglas 
County 

Phase 1 
 
Ongoing 
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