
1 



WWhat is the Master Plan ? 

A Master Plan is required by State Law, Nevada Revised Statute Chapter 278.150, 
for the purpose of providing long-term guidance on the development of cities, 
counties and regions in Nevada. The current Master Plan was adopted in 1996 and 
last updated in 2011.  
 
The most recent process to update the 2011 Master Plan was started after a joint 
workshop of the Planning Commission and the Board of County Commissioners in 
February 2016. Draft changes to the 2016 Master Plan Update were reviewed and 
approved by the Planning Commission but never fully adopted by the Board of 
Commissioners. 
 
At a second joint workshop of the Planning Commission and the Board of County 
Commissioners on May 23, 2019, direction was given to re-vise and finalize the plan 
for approval by December 2019. The minutes of the workshop are available on 
the Master Plan Update webpage. 
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WWhat’s is being proposed? 

A) A text amendment to the existing 2011 plan Chapter 2, Land Use 
Policy 3.2 to establish a single Future Land Use Map 

B) A Future Land Use Map Amendment to change the Community plan 
boundaries to conform to current and future land uses  

C) A Future Land Use Map Amendment to change and correct the 
current land use designation to match the present use of the land 

D) A Future Land Use Map Amendment for Park Ranch Holdings to 
remove 1,044 acres of Receiving Area from the TRE/Holbrook 
Community Plan and to create 1,044 acres of new Receiving Area in 
the Minden and Gardnerville Community Plans  
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• Within the Master Plan 
Community Plans 
contain information 
about each region of 
community within the 
county. The purpose of 
each is to ensure that 
the distinctive character 
of each area is 
established, 
maintained, and 
enhanced through goals 
and policies.  
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WWhat’s is a Community Plan Area?  

444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444444 



• Receiving Areas are an 
important requirement 
of the Transfer of 
Development Rights 
Program (TDR) the 
county has in place to 
incentivize the 
conservation of open 
space and agricultural 
lands in the 
community.  
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WWhat’s is a Receiving Area?  



TDR Sending Areas 
 
•  FR-19, Forest and Range 
  
•  A-19, Agricultural  
 
 



TDR Receiving Areas 
 

•  Adjacent to or within Urban 

Service Boundary 

• Areas of expected growth  

• Permits up to 16 units/acre  
 
 
 



TDR Program –  Land Conserved 

TDR Easements Protecting Floodplains:  
 
• 73% of all land conserved is within the floodplain  
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RECEIVING AREA AND AGRICULTURAL LAND 
USE REMOVED 

 TRE Plan & is updated to reflect the current 
zoning of the property  

 
The updated land use will allow for 1-5 acre 

single family uses, commercial uses, and 
multifamily uses.  

 
 

Proposed TRE Receiving Area 
Land Use Modifications  
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Proposed 
Minden/Gardnerville 

Receiving Area Addition   

New Receiving Area added east of the towns 
adjacent to existing development and utilities 



What basis did staff have to 
recommend relocation/amendment 
of receiving area? 
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The community has been discussing a route around town since 1964 
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November 20, 2018 BOCC Meeting, Board affirms the 
County’s priority for constructing Muller Parkway, four 
lanes to maintain LOS C (Penzel/Walsh 5-0). 
 
April 30, 2019, Board adopts the 2017 Douglas County 
transportation plan as presented (Rice/Nelson 5-0).  The 
Plan requires construction of 4 lane Muller Parkway by 
2025 to maintain LOS C. 
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MMuller Parkway 
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Proposed Muller Parkway Concept 

• 105’ right of way 
 4 lanes 
 Curb and Gutter 
• 100’ Drainage/ 

maintenance and multi 
model path 

• 14’ path – 10’ paved 2’ DG 
• Bike lanes each side 
• Utilities if needed 
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Map detail from the Minden 
and Gardnerville Plan for 
Prosperity  

Adopted by the Towns November 2018.  
Accepted by the Planning Commission 
on November 2018 (Walder/Oland, 4-1). 
Accepted by the BOCC on December 6, 
2018 (McDermid/Nelson, 5-0).  The Plan 
identifies a “Future Urban Reserve 
Area.” 
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HWY 88 Culvert and Flood Mitigation project 
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Klauber Ranch 
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PPark Ranch Holdings /Douglas County   
DDevelopment Agreement Terms (includes but not limited to)  

 

• Conditioned on Master Plan Land Use Map Amendment changing receiving area designation on approx. 
1,044 acres of Park property in the Topaz Ranch Estates to the Minden and Gardnerville; 

 

• Park deed approx. 75.7 acres (205 ft. wide ROW) to the County for construction of Muller Parkway; 
 

• Detention pond(s) must be installed on Park property east of Muller at shared expense to the parties; 
 

• Park must grant a public drainage easement, for Highway 88 drainage culverts (removing approx. 100+ 
Minden homes from the floodplain); 
 

• County required to construct 2 lanes of Muller within 6 years; 
 

• County must construct approx. 12,691 linear feet of Muller and 7 access points; 
 

• County & Park share construction costs for approx. 2,604 linear feet segment of Muller through Ashland 
Park; 
 

• Park may develop a maximum of 2,500 residential dwelling units upon the approved receiving area; 
 

• Requires connection to municipal sewer & water providers; Commercial buildings in excess of 30,000 sq. ft. 
prohibited; 
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PPark Ranch Holdings /Douglas County   
DDevelopment Agreement Terms (includes but not limited to)  

 
• Non-residential zoning uses in the receiving area would result in a proportional reduction in SFR 

development rights; 
 

• 2,500 units to be developed must utilize TDRs from "Klauber Ranch"; Klauber subject to the terms of a deed 
restriction/conservation easement & would remain agriculture/open space in the future. Klauber water 
rights would also be restricted; 

 

• Park grant approx. 7,330' long trail easement across "Klauber Ranch" & 3 parcels west of Klauber opening 
approx. 7,330 feet of trail, much of it along the Carson River, for recreation use by the public. Eventually 
providing trail access along the Martine Slough Trail and Muller Parkway all the way to the Nature 
Conservancy; 

 

• Precludes the County from rescinding the Receiving Area land use designation for 30 years; and 
 

• Supersedes all previous agreements/ordinances. 
 

A copy of the Development Agreement can be viewed on the Master Plan Update webpage. The previous 
Development Agreements Ordinances 2004R-1097 and 2007-1223 are also available on the County’s webpage. 
 

21 



2007 Growth Management Ordinance  
DCC Chapter 20.560  
Limits the number of new homes that can be built to 2% growth annually (not including 
exempt projects prior to 2007). Building permit allocations are broken down into 2 
categories: individual (70%) & project (30%).  Currently just over 200 total allocations are 
available for use each year. Unused allocations “roll over” from year to year. 
 

Projects with pre-existing Development Agreements (approved prior to 2007) & vested 
projects are not subject to the Growth Management Ordinance.  
 
Building permits are issued on a 1st come 1st served basis & expire if not used within 1 
year of issuance (one single extension may be granted for six months). Unused permits go 
back into the excess allocation “bank” and become available for future use. 
 
A Project applicant may also borrow against future allocations for permits (requires 
approval by the BOCC). The cumulative number of allocations taken by all projects may 
not exceed 40% of any year’s allocations. 

22 



Breakout Question and 
Answer Session 
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