Gardnerville Town Board m

Gar dnerwlle
AGENDA ACTION SHEET 5= Nevada

1. For Possible Action: For Possible Action: Discussion to approve, Approve with
modification or deny a request by Martin Stahl for a Master Plan Amendment
and Zoning Map Amendment (DA 16-036 & DA 16-037) requesting to change the
master plan designation from Commercial to Multi-Family Residential and to
change the zoning designation from Neighborhood Commercial to Multi-Family
Residential (maximum density of 16 units per acre; 1.66 x 16/acre=26.56 units;
min net lot area = 9,000) The subject property is located at 1378 N Hwy 395,
Gardnerville, in the Minden/Gardnerville Community Plan. (APN 1220-04-101-
029); with public comment prior to Board action

2. Recommended Motion: Conditionally approve the Master Plan Amendment and
Zoning Map Amendment (DA 16-036 & DA 16-037) requesting to change the
master plan designation from Commercial to Multi-Family Residential and to
change the zoning designation from Neighborhood Commercial to Multi-Family
Residential
Funds Available: _ Yes L N/A

3. Department: Administration

4. Prepared by: Tom Dallaire

5. Meeting Date: August 2, 2016 Time Requested: 45 minutes

6. Agenda: I Consent * Administrative

Background Information: See the staff report for the conditions and staff’s report

7. Other Agency Review of Action: | Douglas County MN/A

8. Board Action:

. Approved L Approved with Modifications
™ Denied . Continued
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Gafanervin Linda Slater, Board Member

Cassandra Jones, Board Member

g evada Lloyd Higuera, Board Member
MEMORANDUM
Date: July 19, 2016
To: Gardnerville Town Board
From: Tom Dallaire, P.E., Town of Gardnerville
Subject: DA 16-036 (Master Plan Amendment) 16-037 (Zoning Map Amendment); Martin

Stahl, Located at 1378 Highway 395 North APN: 1220-04-101-029

1. TITLE:

Discussion to approve, Approve with modification or deny a request by Martin Stahl for a
Master Plan Amendment and Zoning Map Amendment (DA 16-036 & DA 16-037)
requesting to change the master plan designation from Commercial to Multi-Family
Residential and to change the zoning designation from Neighborhood Commercial to
Multi-Family Residential (maximum density of 16 units per acre; 1.66 x 16/acre=26.56
units; min net lot area = 9,000) The subject property is located at 1378 N Hwy 395,
Gardnerville, in the Minden/Gardnerville Community Plan. (APN 1220-04-101-029)

II. RECOMMENDATION

Staff’s Recommendation to the Gardnerville Town Board is to Conditionally approve the
proposed request by Martin Stahl to change the Master Plan from Commercial to Multi
Family Residential and to change the zoning from Neighborhood Commercial to Multi-
Family residential, based on the findings and conclusions in the staff report.

The following recommended conditions need to be considered;

The following are staff’s recommended conditions of approval for the master plan and zoning
amendments for the development application:

1. The existing access easement across the adjacent parcels from 395 to the subject site should
be coordinated with the adjacent property owners and considered in the proposed traffic
study for the site at the design review phase.

2. The applicant should work with Lynn Cauley to improve the current shared drive
configuration, including upgrading the existing culvert under the entrance for connection to a
future channel improvement project.

3. Improve the elevations of the proposed apartments to better fit the character of the town, and
not match the adjacent apartment complex constructed in the 1970’s

4. Parking for this site and the adjacent sites should be investigated and improved with the
design review application process.

5. Provide trash enclosure for 1 (2) yard trash bin for every 4 — 6 housing units, depending on
desired pickup schedule and provide an enclosure structure per the Douglas County standards
with the towns standard dimensions as attached.
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6. The design review application will need to comply with the Town of Gardnerville’s Plan for
Prosperity, Objective 1 and Goal 2, creating a mixed use development.

7. The applicant shall submit design review for town board review and approval. Plans shall be
in conformance with Douglas County Design Criteria and Improvement Standards
(DCDCIS) Division 7, and the Town of Gardnerville Design Standards.

a. adecorative stop sign at Highway 395.

b. Pedestrian access should be provided and planned for the existing sidewalk system
along highway 395.

c. The storm water leaving the site shall be treated prior to discharge into the existing
irrigation ditch adjacent to Hwy 395. A detention facility is not needed for this
project site.

NOTE’s from Board Meeting:

I11. DISCUSSION AND EVALUATION

Master Plan and Zoning Consistency: The project is located within the Minden-Gardnerville
urban service area and a 10-year well-head protection zone for the Gardnerville Water
Company’s public water well.

With the current improvements on the site (formally a used car lot, then a restaurant), all have
failed and it is in need of reinvestment.

The project site is designated in the Master Plan as GC (General Commercial) with master plan
use as commercial) within the Neighborhood commercial zone. The town Plan for Prosperity
states the objective I (pg 3) objective 3 (pg 6) is to improve US Hwy 395’s image within the
town. The ¢S’ curve is the priority of the investment district. All new investment should improve
the town’s image. The master plan and zone change at this time is what is in front of the board,
not the submitted floor plans, elevations or site plan. There are elements that exist on the site
that need to be worked through that will change the concept. The Plan for Prosperity is all about
creating mixed use areas. Policy 2.1 (pg 7 & 8) specifically calls out Goal 2: create a new ‘S’
curve as a visually pleasing mixed —use project.

The proposed plan will use the existing “shared” entrance with Lynne Cauley Real Estate. The
proposed plan would divide the commercial zone between Fitzhenry’s Funeral Home and real
estate office. There is an apartment complex constructed in 1970, currently existing between the
funeral home and Lucky Liquor.

In an effort to abide with the Plan for Prosperity the site should be used for mixed-use
development, which could be designated in the Neighborhood Commercial zone, I asked the
applicant if he would consider constructing retail space below studio apartments. He is
concerned about the number of parking spaces needed to build anything commercial and still
meet the requirements for the residential parking. The proposed site plan does not meet the
current county requirements to date with parking or adequate turn around area as shown. The
client’s representatives will argue that the MFR built around the commercial is doing just that,
creating a mixed use concept, which is supported by the Plan for Prosperity (pg 7&8) as well,

Traffic: The traffic study indicates with the MFR zoning, and assuming they can get 22 units
onto this site while meeting the County design standards, would generate 146 average daily trips:
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2 in, 9 out during the AM peak hour, and 9 in 5 out during the PM peak hour. The traffic study
includes the single driveway currently proposed as the only entrance and exit. The movements
should be improved further with the additional access between the funeral home and existing
apartment complex.

Drainage: The proposed parcel is currently covered in ac, minimal perimeter landscaping and a
gravel area behind the apartments and funeral home. The storm water drains into a basin and, 1
believe, ponds onsite. With the location to Gardnerville Water Company Well No.1 infiltration
should not be an option as the site is within the wellhead protection zone. The draining from the
proposed site will need to be collected, treated and discharged into the existing irrigation ditch,
which then gets treated within ponds and wetlands located downstream of the site.

A conceptual drainage study is not a requirement to verify the master plan and zoning map
~amendment.

Floodplain: The site is located within a flood plan which became effective in June 2016. The
proposed channel at Kingslane will eventually be extended to the site and terminate at the 2°x6’
culvert crossing under Hwy 395 at Toler Lane. The Town has intentions to gain grant funding
to increase the size of this crossing. The downstream infrastructure is now in place for this
project.

IV. MASTER PLAN AMENDMENT FINDINGS

Pursuant to County Code, Section 20.608.040 Findings for master plan amendments
The planning commission and the board shall, in approving an amendment to the master plan
land use map or text, make the following findings:

A. The proposed amendment is consistent with the policies embodied in the adopted master
plan and the applicant has demonstrated the amendment promotes the overall goals and
objectives of the master plan and has demonstrated a change in circumstances since the adoption
of the plan that makes it appropriate to reconsider one or more of the goals and objectives of land
use designations.

Town Staff Response: The applicant has demonstrated the existing use needs to be re
defined and the question becomes, does the proposed project meet the town needs, goals
and objectives? The Plan for Prosperity identifies this project site as mixed use zone for
this area. Town staff proposed the idea of utilizing commercial below, studio apartments
above and the remaining structures behind the mixed use building could be apartments,
developing the site in accordance with the town’s Plan for Prosperity. The MFR zone on
Highway 395 historically has not been provided. The MFR zone has been used to buffer
commercial development along 395 and the new residential units behind commercial
zones. This application puts MFR front and center along 395 without the mixed use
building as discussed in the Plan for Prosperity. If the remaining sites along the “S”
curve are developed as mixed use then the additional apartments could make sense as
proposed.
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B. The proposed amendment is based on a demonstrated need for additional land to be used
for the proposed use, and that the demand cannot be reasonably accommodated within the
current boundaries of the area.

Town Staff Response: The applicant has not provided for the demonstrated need of the
proposed MFR use. There is a need for multi-family residential properties within the
town of Gardnerville. Currently MFR zoning consists of 233 acres, or 18% of the town,
with 3% of the current property available (6.54 acres) as being vacant, 36 acres was
developed as single family units, and 76 acres was developed on receiving area.

613 MFR ' 238.26  Multi Family 148.97 MFR
Vacant 3% 654 130 0.56 Commercial
Single Family ~ 15% 3615 200 75.60 RECEIVING AREA

8.13 MFR plus other Zones

C. The proposed amendment would not materially affect the availability, adequacy, or level
of service of any public improvement serving people outside of the applicant’s property and will
not be inconsistent with the adequate public facility policies contained in Chapter 20.100 of this
title;

Town Staff Response: The utility services are currently onsite. This project has the
potential to be a great one for sure with some considerations of the Plan for Prosperity. If
the site developed as commercial, the traffic generated to the site would be significantly
more than the proposed use, increasing the traffic conflicts from the site; road
infrastructure and traffic being the hardest public services to mitigate. The traffic study
does define the existing levels of service as A,B, C and D and with the proposed
development plus the base traffic in year 2036, the intersection would have the levels of
service of A, B, C And E. 1 believe with the revised plan of having two entrances to the
site would create a situation with the same levels of service we see today from the site.

D. The proposed amendment is compatible with the actual and master planned use of the
adjacent properties and reflects a logical change to the boundaries of the area in that it allows
infrastructure to be extended in efficient increments and patterns, it creates a perceivable
community edge as strong as the one it replaces, and it maintains relatively compact
development patterns.

Town Staff Response: The proposed use does isolate Lynne Cauley’s site (commercial zone)
and surrounds the parcel with MFR, creating a spot zone of commercial on the adjacent parcel.
The other properties are all zoned commercial along the “S” curve and mixed use would be ideal
with Kingslane abutting the back property which even though it is a trailer park, does share the
multifamily zone. With the failed use of the site as a commercial zone, the parcel will succeed
with an apartment building. I personally do not think ANOTHER apartment building should be
located on HWY 3935, creating a pattern of business (Lucky Liquor) apartment complex, business
(funeral home), apartments and then business (real estate office). That is why we were asking
for the mixed structure fronting Hwy 395 only.
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Conclusion:

Does the project fill a need in Gardnerville? The multi-family housing is full at this time. There
are other vacant parcels that are currently zoned multi family, but this is a smaller lot of the
others that may be available. It is close proximity to services which made this location of the
“S” curve desirable for the mixed use commercial. The mixed use commercial does require
more parking and parking takes up land that would not otherwise be needed if they constructed
MFR or neighborhood commercial. The current uses of neighborhood commercial are located in
Table 1 with building site requirements in table 2 attached.

Based on the findings and the staff report, staff recommends to the Gardnerville Town Board
Conditional Approval of the Tentative Parcel Map with the conditions previously stated in this
report and any other conditions discussed during the item at the town board meeting. These
conditions will be shared with county staff to include with the planning commission packet for
their consideration of this item.
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MFR —with more Character that what is being proposed.




Mixed Use. Commercial Below — Residential above .
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— PROJECT SUMMARY

AN, 1220-04-101-029

OINMERY STAHL, MARTIN L & LUDIMILLA
287 SHADOW MOUNTAIN RD
GARDNERVILLE, NY 84460
(776) 690-5966

DEVELOPER: (SAME AS OWNER)

ENGINEER,

RO, ANDERSCN ENGINEERING, INC.
0. BOX 2229

FiNDEN, NEVADA 84425

(776) To2-7322

PROJECT ADDRESS: 1378 N HWT 2395

GARDNERVILLE, NV 8940
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PROPOSI
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DATED 06/15/2016
TOTAL AREA  1.66% ACRES (72,210% SF)
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1594 ESMERALDA AVENUE
MINDEN, NEVADA §9423

Atk

BREAT PAAFLE A ARTAT PEALES

ROUTING SHEET

To:  Engineering: v Building: v Town of @D&f Aﬂ €4V Ue
GID:_ e M GEGSD Other:

From: Douglas County Community Development Department

Date: Q?ll ll Ly Application Number; DA (-0l + 10'057

The Douglas County Community Development Department has received an application for:

DEVELOPMENT APPLICATION: ] PA + 2N A

LAND DIVISION APPLICATION:

Planner:

Applicant; Nos i1 FHal | |
Project Address: [378 N WV] ‘% 9 j ﬁ[{,f?/(f?éf U1 [ (f
APN_[FFO- D4 -0~ a”@

The Applicant is requesting: M PA Lh) d?ﬂjléf%f/ ‘%YVT &)ammm@@
12 MER « 700 Cag £rpm ANC 4o MR

Zoning District: INC Community Plan; 7 / &b

Your commen fd for recommended conditions of approval must be submitted no later
than 7

Please reply to Coleen Thran-Zepeda, Devdopment Coordinator, by phone (775) 782—
9012, email ctzepeda(@douglasnv.us, or in room 221 at the Minden Inn.

Comments (attach additional sheets as necessary): PC
9|13
Bocd
1o\ le
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@ &;i,j
DOUGLAS COUNTY - i E e
COMMUNITY PEVELOPMENT DEPARTMENT UM g7 205
1594 Esmeralda Avenue ‘ : L
Post Office Box 218  DOUGLAS COUNTY
Minden, Nevada 39423 . COWmMSUNITY DEVELORPIEENT
TEL (775) 782-6217 '
FAX (775) 782-9007
GOEAT PECTEE & CRIKR FLACES
- www, douslascountynv.gov
DEVELOPMENT APPLICATION
FOR STAFF USE ONLY
DA -0, Cie lo-t-ltg
File Number Receipt Number Received By Date
Town: ) Q\ML,_ Floodplain Zone: . Zoning: m{\_;i_c_m______
Master Plan Land Use: FIRM # & Date: Case Planner:
Regional/Community Plan: m L & Wellhead Protection Ares (s):

INSTRUCTIONS TO APPLICANT

The following application form is provided for persons to submit a Development Application with Douglas
County. As an applicant, you must complete this form and incorporate all requested information, as prescribed
by the submittal requirements, before the application is accepted by the Community Development Department.

__________________________________________________________________________________________

A. Application for (check all that apply):

C]  Abandonment O Special Use Permit

1  Annexation [} Variance, Major

{7  Design Review, Major O variance, Minor

0  Design Review, Minor Zoning Map Amendment

[0  Design Review, Accessory Dwelling Unit O Zoning Text Amendment

O  Agreement (Development/Reim./Affordable Housing) Modifications to Existing Development Approvals:
8  Master Plan Map Amendment 0 Modification, Major

3  Master Plan Text Amendment 0 Modification, Minor

e ek e o ok e sl o s ool o o e i s o ot o o e e s o e e ool ol ofe ke e s o o ol o ool she ik ok ok o ok ool o e e koo ok o o sl Al o e e o o e e e e stk e ol e o e e ok R
B. Project Location

Street Address (if available); 1378 N. HWY 395

Assessor's Parcel Number(s): 1220-04-101-029

Approximately 72.18 Feet XYOXOf South of _ Toler Ln/Douglas Ave
{Circle one) {Street Name)
Approximately 0 Feet KX West of , HWY 395
{Circle ane} (Street Name)

S 3 A4 4 K sk 3 o 0 ok e S s e e ok ok 8 o st ok 3k s o st st e o ok ok o R ke ok o o e o e s ol sk ke o s ok o sk ok b ke ok o o ol e e sk sl KO et e e sk ol okl e e
C. Project Description

The applicant requests: A Masler Plan Amendment to change the Master Plan Designation from Commercial to Mulit-Family Residenfial

and the Zoning designation from Neighborhood Commercial to Mulli-Family Residential, on & 1,66 acre parcel, located within the town of Gardnervilie
In the Minden/Gardnenville Community Plan.

List any previous applications that have been filed for this site: BLA Doci# 588625 Recorded Sept. 3, 2003

Development Application — May 2016 Page 1 of 13

5-17



APPLICANT:

Contact Name: Martin Stahl _ Company:
Address: 287 Shadow Mountain Rd, City/State/Zip: Gardnerville, NV 89460
Telephone No: () 775 690-6965 Fax No:( ) .175782-2721
E-mail Address: Mmartinstahi@aol.com

OWNER:
Contact Name: Martin Stahl Company:
Address: 287 Shadow Mountain Rd. City/State/Zip: Gardnerville, NV 89460
Telephone No: ( ) 775 680-5965 Fax No: ( ) 175 782-2721
E-mail Address: martinstahl@aol.com

ENGINEER/REPRESENTATIVE:
Contact Name: Keith Ruben Company: R. O. Anderson Engineering, inc.
Address: 1603 Esmeralda Ave, City/State/Zip: Minden, NV 89423
Telephone No: () 775-215-5015 FaxNo:( )

E-mail Address: kruben@roanderson.com

ok ok o ok ok ok ol ofe e ook o ofe s ke shoke *******************************************************************

LETTER OF AUTHORIZATION

This letter shall serve to notify and verify that I/we am/are the legal ownei(s) of the property being
considered under this application and do hereby authorize the above representative to file and represent
my/our interest in this application.

I/we am/are the legal owner(s) of said property; have read the foregoing Letter of Authorization and
know the contents thereof; and so hereby certify (or declare) under penalty of perjury under the laws of the
State of Nevada that the information contained in this application is true and correct.

OWNERY(s) of RECORD: (Include extra sheets if necessary)

PVPART i £ . STAH) MM/ZL A M 5‘/:%//(,
Printed Name Signature Date
Printed Name Signature Date

Note: For permits requiring a public hearing, this application must include the names of all owners and, if a

corporation, all stockholders and officers (Douglas County Code 20.04.010).

I certify under penalty of perjury that I am the applicant and that the foregoing statements and answers contained
herein and the information herein submitted, are in all respects true and correct. I also certify that all plans and
submittal requirements are in accordance with the Nevada Revised Statutes and Douglas County Code, have been drawn
to a standard engineering scale {e.g., 1"=10", 1"=20’, 1"=30") that is appropriate to the project size, and clearly define
and identify all of the required information.

APPLICANT/APPLICANT’S REPRESENTATIVE:

MAZTIN & STAHL /’7’7,.4:1{ e/ -XM/ 5 / /f//é

Printed Name Signature Date

Development Application — May 2016 8} - E & Pape 2 of 13
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POUGLAS COUNTY Rl E, WELD
COMMUNITY DEVELOPMENT DERPARTMENT ‘
1594 Esmeralda Avenue JUN g} T 20
Post Office Box 218 :
Minden, Nevada 89423 . DOUGLAS GOURTY
TEL (775) 782-6217 COMBUNITY DEVELOPIMENT

FAX (775) 782-9007

www.douelascountyny. gov

DEVELOPMENT APPLICATION

STERY STOIELMGHENT FLALES

FO%B‘TAFF USE ONLY
Vo 0277 CT# o1l
File Number Receipt Number Received By Date
Town: ﬁ M( Floodplain Zone: Zoning: _t;\lé:’/____
Master Plan Land Use: FIRM # & Date: Case Planner:
Regional/Commanity Plan: [l 1 ! & ‘Wellhead Protection Area (s);
z o T e o

INSTRUCTIONS TO APPLICANT ,

The following application form is provided for persons to submit a Development Application with Douglas
County. As an applicant, you must complete this form and incorporate all requested information, as prescribed
by the submittal requirements, before the application is accepted by the Community Development Department.

1 Abandonment EF Special Use Permit

0  Aonexation [l Variance, Major

0 Design Review, Major O %

0  Desiga Review, Minor (B _Zoning Map Amendment

[0  Design Review, Accessory Dweiling Unit O Zoxning Text Amendment

O  Agreement (Development/Reim /Affordable Housing) Modifications to Existing Development Approvals:
B  Master Plan Map Amendment [0 Modification, Major

O  Master Plan Text Amendment O Modification, Minor

Aok de s et Rk o e ok s ste s sk st e e s o sk ok e oo ok ok sk ook sk ok ek ek stk ok kool sk s ok sk ek R e R kR ek ok ok kR ok ok
B. Project Location

Street Address (if available):; 1378 N. HWY 395

Assessor's Parcel Number(s); 1220-04-101-029

Approximately 72.18 Feet NXYkXof South of  Toler Ln/Douglas Ave
(Circie one) (Street Name)
Approximately 0 Feet KasKir West of : HWY 395
(Circle one) {Straet Name})

shesdesie ook ade s ko sk ook ook ok sl ot ook skl o sk ok ook o o sl oo ol o oo o o o ol ot skl ol e okl s ol SRRl sl RO Rk R R R kR A kR Rk R kR

C. Project Description
The applicant requests: A Master Plan Amendmant to change the Master Pian Designation from Commerdial to Muiit-Family Residential

and the Zoning designation from Neighborhood Commereiat to Mul-Family Residential, on a 1.66 acre parcel, localed within the lown of Gardnerville
in the Minden/Gardnerville Community Plan.

List any previous applications that have been filed for this site; BLA Doc# 588625 Recorded Sept. 3, 2003

Development Application — May 2016 Page 1 of 13
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APPLICANT:

Contact Name; Martin Stahl Company:
Address: 287 Shadow Mountain Rd, City/State/Zip: Gardnerville, NV 88460
Telephone No: () 775 680-5965 FaxNo: () .775782-2721
E-mail Address: martinstahi@aol.com

OWNER:
Contact Name: Martin Stahl Company:
Address: 287 Shadow Mountain Rd. City/State/Zip: Gardnerville, NV 89460
Telephone No: ( ) 775 690-5965 Fax No: ( )y 775 782-2721
E-mail Address: martinstahl@aol.com

ENGINEER/REPRESENTATIVE:
Contact Name: Keith Ruben Company: R. O. Anderson Engineering, Inc.
Address: 1603 Esmeraida Ave. City/State/Zip: Minden, NV 89423
Telephone No: () 775-215-5015 FaxNo:( )

E-mail Address: kruben@roanderson.com

Fakafechsh ook deotopok desie ko sfokeiob e deoloskok et ok ook st kool ook sk sk s aleol sk s ool st abeste ookt o e ok s sk ookl o ok ok ool sl ool sl ok ke ek ok o R

LETTER OF AUTHORIZATION
This letter shall serve to notify and verify that I/we am/are the legal owner(s) of the property being

considered under this application and do hereby authcnze the above representative to ﬁle and represent

my/our interest in this application.

I/we am/are the legal owner(s) of said property; have read the foregoing Letter of Anthorization and
know the contents thereof; and so hereby certify (or declare) under penalty of perjury under the laws of the
State of Nevada that the information contained in this application is true and correct.

OWNER(s) of RECORD: (Include extra sheets if necessary)

PYPARTUY £ . STAH) f:?lﬂm/&i A M slit/r b
Printed Name Si gnature Date
Printed Name Signature Date

Note: For permits requiring a public hearing, this application must include the names of all owners and, ifa

corporation, all stockholders and officers (Douglas County Code 20.04.010).

I certify under penalty of perjury that I am the applicant and that the foregoing statements and answers contained
herein and the information herein submitted, are in all respects true and correct. Ialso certify that all plans and
submittal requirements are in accordance with the Nevada Revised Statutes and Douglas County Code, have been drawn
to a standard engineering scale (e.g., 1"=10°, 1"=20", 1°=30") that is appropriate to the project size, and clearly define
and identify all of the required information.

APPLICANT/APPLICANT’S REPRESENTATIVE:

MARTIN £ STAHL e Z A L St/ s/l

Printed Name Signature Date

?F&"@ Page 2 0f 13
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RECEIVED

JUN § 1206

YGLAS COUNTY
CD?@?%%%%%T\’ PEVELOPMENT

June 1, 2016

Via Hand Delivery

Douglas County Community Development
P.O. Box 218
Minden, NV 89423

Statement of Justification and Detailed Description
A Master Plan Amendment and Zoning Map Amendment
1378 N. HWY 395, Gardnerville, NV
APN 1220-04-101-029

To Whom It May Concern:

Please consider this letter our statement of justification and detailed description on behalf of the
owner, Martin Stahl, for the submittal of a Master Plan Amendment and the submittal of a
Zoning Map Amendment to change the master plan designation from Commercial to Multi-Family
Residential and to change the zoning designation from Neighborhood Commercial to Multi-
Family Residential (maximum density of 16 units per acre; 1.66 x16/acre = 26.56 units; min net lot
area = 9,000). The project site is located as Assessor’s Parcel Number 1220-04-101-029 and
consists of approximately 1.66 acres. It is addressed as 1378 N. HWY 395, Gardnerville, NV; it is
within the Minden/Gardnerville Community plan, Town of Gardnerviile.

The project site is located on the southwest side of U. S. Highway 395 {Main Street) southeast of
Toler Avenue and northwest of Waterloo Lane. It is just north of the Kingslane subdivision. Per
the Assessor's database the property has a restaurant building with an attached garage. The
parcel is within a Special Flood Hazard area, having floodplain designations of AO {Depth 1) and
AE as per the FEMA FIRM 32005C0253H dated July 9, 2015.

The applicant is requesting a Master Plan Amendment to change the master plan designation
from Commercial to Multi-Family Residential and is requesting a Zoning Map Amendment to
change the zoning designation on the parcel from Neighborhood Commercial to Multi-Family
Residential, in order to construct a multi-family residential development. The surrounding
properties consist of the following:

[ Relation to Parcel | Master Plan designation Zoning designation Current Use
South Multi-Family Residential Multi-family Kingslane Mobile
residential Home Subdivision

West Commercial Neighborhood Retail Building




- Anderson

June 1, 2016
Martin Stah] MPA& ZMA
Statement of Justification and Detailed Description

Page 2 of .6

North/adjacent Commercial Neighborhood Four Multi-family
Commercial Apartment Units /

Funeral Home

North/across U.S. | Commercial Neighborhood Motel / Restaurant

Hwy 395 Commercial

East/adjacent Commercial Neighborhood Real Estate Office
Commercial

East/across U.S. Commercial Neighborhood Preschool/Park strip

Hwy 395 Commercial

Detailed Description of the Conceptual plan for the parcel:

At this time the multi-family concept consists of three separate structures with approximately 20
— 22 residential units. Each unit will have approximately 1,300 square feet of living space and will
provide one covered parking space with additional guest parking as required per Douglas County
Title 20 and the Design Guidelines for Multi-Family Residential. The applicant is currently
working on a design for the living units and the required amenities, such as parking, landscaping,
open space, and emergency access, as Is required per Douglas County Code 20.664.120 Multi-
family housing (multi-family residential zoning district). (Please refer to the conceptual floor
plans, exterior elevations and development plan provided)

The applicant is aware that due to the nature of the flood zone designations of AO D1 and AF on
the site, that during the Design Review application process of the project, that a Flood Impact
Study, along with a Conceptual Drainage Study, Grading and Drainage Plan will be required with
the application submittal for review by the Douglas County Engineering staff to verify the impacts
to adjacent and neighboring parcels with the development of this site. The type of construction
of the structures will also be verified by the Building Division with the Design Review submittal, to
meet FEMA's standards for constructing in the Special Flood Hazard Area. Any type of
construction, be it residential or commercial would require the same level of evaluation for
construction in the special flood hazard area.

The applicant has provided a Traffic and Impact Study, prepared by Solaegui Engineers, as is
required by this application. The recommendations and conclusions from the study indicate that
the proposed conceptual muiti-family project will have little impact on the adjacent street
network. The engineer does make the recommendation that with the development of the site,

-2




v Anderson

June 1, 2016

Martin Stahl MPA& ZMA

Statement of Justification and Detailed Description
Page 3 of 16

that access to the project be provided from a single driveway that is shared with the adjacent
property owner, to the east, a real estate office. It is also recommended that the driveway
continue to allow the full turning movements so sight distance can be maintained. In addition any
required signing, striping and traffic contral improvements are required to comply with Douglas
County and the Nevada Department of Transportation.

The following is our analysis of the required findings for a Master Plan Amendment and the
findings for a Zoning Map Amendment; per Douglas County Code Sections 20.608.040 and

20.610.050:

Findings for a Master Plan Amendment 20.608.040:

The planning commission and the board shall, in approving an amendment to the master plan
tand use map or text, make the following findings:

A. The proposed amendment is consistent with the policies embodied in the adopted
master plan and the applicant has demonstrated the amendment promotes the overall
goals and objectives of the master plan and has demonstrated a change in circumstances
since the adoption of the plan that makes it appropriate to reconsider one or more of the
goals and objectives of land use designations.

Comment:

The requested master plan designation of Multi-Family Residential is consistent with the
policies in the 2011 Master Plan. “This designation supports the highest density planned in
Douglas County. Development ranges from no less than six to a maximum of 16 dwelling
units per acre. Multi-Family Residential provides opportunities for mixed-use projects that
can encourage downtown revitalization and realize efficiencies in the utilization of public
services and facilities. The Multi-Family Residential land use is located in the Urban
Service Areas of Minden, Gardnerville, Gardnerville Ranchos, and Indian Hills.” This
project provides the opportunity to revitalize a parcel that has been vacant at times and
has seen a constant turnover of unsuccessful commercial uses. It will be able to utilize
existing public services and facilities. The proposed Master Plan Amendment is within an
established urban area, which further supports the land use policies embodied in the




" Anderson

June 1, 2016

Martin Stahl MPA& ZMA

Statement of Justification and Detailed Description
Page 4 of .6

adopted Master Plan and the Minden/Gardnerville Community Plan. As pursuant to
Section 20.650.010 of the Douglas County Code, the purpose of the Multi-Family
Residential district is intended for the development of high-density residential areas with
a variety of housing options, including small lot multi-family projects within existing urban
services areas of Gardnerville.

B. The proposed amendment is based on a demonstrated need for additional land to be
used for the proposed use, and that the demand cannot be reasonably accommodated
within the current boundaries of the area.

Comment:

This project provides the opportunity to revitalize a parcel that has been vacant at times
and has seen a constant turnover of unsuccessful commercial uses. The property owner
wishes to utilize the property to a better potential, and in order to do so, a change of land
use and zoning is required. As per MG Policy 1.12 of the Master Plan, “Multi-family
residential projects shall be located within the urban service and receiving areas of
Minden and Gardnerville. Multi-family residential projects shall be located within a
reasonable proximity to major roadways, commercial centers, emergency services,
schools, pedestrian trails, and other urban services.” The proposed project is
conveniently located to U.S. Hwy 395, and to existing, established commercial centers,
schools and emergency services, that are well within walking distance from the project

site.

C. The proposed amendment would not materially affect the availability, adequacy, or
level of service of any public improvement serving people outside of the applicant’s
property and will not be inconsistent with the adequate public facilities policies contained
in chapter 20.100 of this title;

Comment:

There are existing services on site, such as sewer and water services, phone, cable,
‘electric and gas services, in addition to those in close proximity to the site. The applicant
has made initial contact to the existing service providers, to plan for the proposed project
and has discussed the matter of upgrading services, when the time comes to develop the

site.




- Anderson

June 1, 2016

Martin Stahl MPAB ZMA

Statement of Justification and Petailed Description
Page5of 6

D. The proposed amendment is compatible with the actual and master planned use of the
adjacent properties and reflects a iogical change to the boundaries of the area in that it
allows infrastructure to be extended in efficient increments and patterns, it creates a
perceivable community edge as strong as the one it replaces, and it maintains relatively
compact development patterns. (Ord. 1001, 2002; Ord. 763, 1996)

Comment:

As stated in the Project Description the project site is bordered to the south and adjacent
north by Multi-family uses, such as a small apartment building and the Kingslane Mobile
Home Subdivision. To the immediate west is a small retail building and north across U.S.
Hwy 395 is a motel, restaurant and backyard area of a preschool. Changing the master
pian designation from commercial to muiti-family residential allows the parcel to be
developed as proposed meeting the Master Plan policies MG 1.12 and MG 1.13 to
encourage the intermixing of multi-family residential projects within commercial and
other residential neighborhoods whenever possible. in addition, as per the MG Policy
2.10 “Improve U.S. Highway 395’s image, Old Town and the ‘S’ curve continue to be a priority
investment district.” This request to change the master plan to muiti-family residential
provides that the property owner is investing in improving this parcel and providing an
opportunity to revitalize a parcel that has been vacant at times and has seen a constant
turnover of unsuccessful commercial uses.

Findings for Zoning Map Amendment 20.610.050:

When approving a zoning text or map amendment the planning commission and the board must
make the following findings:

A. That the proposed amendment is consistent with the policies embadied in the
adopted master plan and the underlying {and use designation contained in the fand use

plan;

Comment: The requested zoning designation of Multi-Family Residential is consistent with
the policies in the 2006 Master Plan and the requested land use designation. The
proposed ZMA is within an established urban area, which further supports the land use
policies embodied in the adopted Master Plan and the Minden/Gardnerville Community
Plan. As pursuant to Section 20.650.010 of the Douglas County Code, the purpose of the

£-a8




- Anderson

June 1, 2016

Martin Stahi MPAR ZMA

Statement of lustification and Detailed Description
PageGof 6

Multi-Family Residential district is intended for the development of high-density
residential areas with a variety of housing options, including small lot multi-family
projects, within existing urban services areas of Gardnerville.

B. That the proposed amendment will not be inconsistent with the adequate public
facilities policies contained In this title;

Comment: The development complies with the adequate facilities ordinance, and is
consistent with Titte 20 of Douglas County Code,

C. That the proposed amendment is compatible with the actual and master planned
use of the adjacent properties.

Comment: The project site is within the urban area boundary of the Town of Gardnerville.
Per the Minden/Gardnerville Community Plan of the Master Plan the project site is within
the area designated as Old Town and the ‘S’ curve of the Town of Gardnerville. Changing
the zoning designation from neighborhood commercial to multi-family residential allows
the property owner to meet the Master Plan MG Policy 2.10 “improve U.S. Highway 395’s
image. Old Town and the ‘S’ curve continue to be a priority investment district” as the
property owner is investing in improving this parcel and providing an opportunity to
revitalize a parcel that has been vacant at times and has seen a constant turnover of
unsuccessful commercial uses. [n addition, the request to change the zoning from
neighborhood commercial to multi-family residential meets the Master Plan policies MG
1.12 and MG 1.13 to encourage the intermixing of multi-family residential projects within
commercial and other residential neighborhoods whenever possible.

Thank you for your consideration regarding this project.

Sincerely,

R.O. ANDERSON ENGINEERING, INC.

Jrad Lty

Associate Planner

§ -2
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Master Plan Amendment and
Zone Change for Martin Stahl
1378 N. Highway 395, Gardnerville

Town of Gardnerville — Town Board Meeting :::.

August 2, 2016 oooo
ooo
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Master Plan Amendment Request|®®

%V)' TOIYABE AVE,

2T
%,
&
PROPOSED MASTER PLAN

COMMERCIAL MULTI-FAMILY RESIDENTIAL
LEGEND
CAGRICULTURAL [CJSINGLE FAMILY ESTATES
EJCOMMUNITY FACILITIES CISINGLE FAMILY RESIDENTIAL
0 COMMERCIAL eme=PROJECT BOUNDARY
C—IMULTI-FAMILY RESIDENTIAL R O A ] d erson




EXISTING ZONING DESIGNATION
NEIGHBORHOOD COMMERCIAL

Zone Change Request

b

LEGEND

[ SFR-8000
= MFR
EEmNC
CPF

= MUC
—oc
1 SFR-1
GC

eme=PROJECT BOUNDARY

PROPOSED ZONING DESIGNATION
MULTI-FAMILY RESIDENTIAL
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Consistency with

Gardnerville Plan for Prosperity — S curve|®®

y The project site is within the

| I Y a2

l
1
]

:
) N == = =
% s =]

H
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T
1

s |

o 3\ 1
Al 1253 50 0 LD LT

M. = B

Character Areas

O‘ 1 Town 5. 8 Curve horizontal mixed-use development with conmercial
frontage and townhouse neighborhood

3. Millerville

4. Commercial Quad

5. South Center

6. South Entry

6A. Matley Ranch (potential extension of Southern Entry)

%’ . ™ Character Area 2. “S” Curve of the Plan
i
N

& Cune Galeway: Changing ihe
Image of the Cunve
Mew invesiment facing the °S°

Curve would reflact the scale and
massing of the existing historic
housa. Two-story commercial and
residential  uwses would be
designed to activate the Main
Street edge and also include intar-
nal courtyards.

Urban Design Concepts

Design Guidelines

Urban Design Concepls for the 'S
Curve

Thea “8' Curve is the traditional arrival
point  from the south for
Gardnerville's Od Town. The Plan
for Prosperity envisions mixed-use
development that onents towards the
streat and the curve to reinforce the
definition of the entry. It includes a
corner plaza and a multi-story mixad-
use building facing the curve. On the
south is a horizontal mixed-use
development that incorporates the
histonc house and usos it as an
architectural reference for new
development to barrow from. The
concept also includes a small green
as a focal point for the development.

Anderson



Consistency with |eeee

Gardnerville Plan for Prosperity — S curve|®®

Section One: Opportunities, Objectives,

The 'S Curve
The community views the curve in
US 395, where historic Main Strast

met Douglas Road, as an area with
CpPOMUnImes 1o FeINVesIMment.

Commercial uses including retail,
offica, and hotels were identified as
miost desirable. Mew landscaping
and architecture that resembles
Gardnerville’s glder buildings was
recommended.

GOl 2 Croale a New 5’ Cunwe
To redevelop the S Curve as a
visually pleasing mixed-uss proj-
act.

FPaoliqy 21 §'Cunve Land Lse
Redevelop the %' Curve as a
mixad-usse extension and sntry for
C1d Town with visitor, commercial,
and residential uses.

FPaliqy 2.2° 8" Cunve Circulation
Mew investment should resolve
the roadway safety of the curve
and enhance pedastrian connac-
fions to adjacent neighborhoods
and Oid Town.

FPaolicy 2.2 8" Cuyve Urban Design
Mew development should incorpo-
rate historic buildings, hide park-
ing and make an esthetic thematic
connecticn to Old Town.

Goals and Policies

Mixed-Use

[ SFR-8000
= MFR
EmINC
CFF

= MuUC
—oc
1 SFR-1
G6e

eme= PROJECT BOUNDARY

R O Anderson



Consistency with
Gardnerville Plan for Prosperity — S curve

000
0000
0000600
0000
0000
o0

o0

Y
[ ] Opportunity Sie
" Hizstoric Resounce
B nstitutionzl
(= Open Epace

Old Town Development Program Summary

Gila freg MP Dongily  Propoped FARAss  Program Barking Demand
Zona 1: Main Streal
assa oze0sn FAR 050 FAR commencial 208,852 BF BT epacamacns
Zana 2 Gilman Avwanua
17aa 025050 FAR 12 dufa residential HE du's 20 pacamiacny
gioeairont ratil 10,000 SF
Fana 3 8 Curve
B00a 025050 FAR 12 dufa residential 72 du's 34 Epacamac
mioralront ramil 10,000 SF
Zana & Halwinksl Ranch
1207 a Sto1Pdua B dwa residential GE du's 18 Epacaacs
Cpan epaca craak trai
TOTAL 45 55 acros

Section Two: Urban Design Concepts

2.2 Old Town"™S' Curve
Development Area Concepts

The ©21d Town and *S" Curve area is
the historic center for Gardnerville.
The urban design concept for this
arsa emphasizes creating continuity
of street and open space adges that
frame and activate it as a pedestrian-
friendly 24-hour district. it provides
storafront commercial uses along
Main Strest, Gilman and side
streets. Commercial and residential

uses frame and activate Hertage
Park and provide a wall-defined
walking edge. Compatible scale infill
projects ars to blend in with axisting
builgings and hide parking.

v Parcels south of the '8 Curve are fo
developed as a horizontal mixed-use
prigect with commercial uses facing
Main Street and tovwnhouse density
residential behind: and

3 8 Curve horizontal mixed-use development with commercial

fromiage and fownhouse neighborhood




Gardnerville Plan for Prosperlty S curve

Consistency with

Section Three: Character Dlstrlct Guldéllnes

‘S Curve Guidelines

DESIGN GOAL: New fmvasiment in the 'S’ Curve show'd
rainforoe is e as an important paint of amival in Qg
Town.

Site Connections
+ Building entries should be locatad facing streets.

+ Public streats and gpen spaces should be the primary

means of visually and functicnally connecting various
buildings and developmeant in the future.

Building Alignments and Orientation

» As an extension of Old Town, commercial buildings
should be aligned and orientated towards public
sireats.

+ The ground floors of new buildings should match exist-

ing ftraditicnal commercial and mixed-use buildings

whera transparent storefronts contribute to pedestrian

edges and connecticns.

Building and landscape setbacks along Main Strest

should provide an interconnected sidewalk system.

Commercial buildings should have storefronts and be

located along the sidewalk.

+ Hesidential development should have front yards and
porches and be criented towards the sireet.

+ Housing should be oriented towards streets and open
spaces. Rear yard fence conditions along public
streets should not be permitted.

Strestscape and Landscape Desian
» The US 395 traffic calming and streetscape concepts

for lha arsa should remove the mncrem wall in the
road and extend Main Street’s lighting and landscap-
ing.

Boadway and Parking Lot Design

+ Parking lots and driveways should be accessed by
mid-block alleys rather than by individual curb cuts.

+ Parking lots should be located in the middle of Main
Street blocks, hidden behind buildings.

Besponse to Architectural Context

+ MNew projects should feel as thought they are part of
Old Town.

+ On the north of Main Street storefront buildings should
be brick with strong comice lines and punchad window
openings. Commercial buildings should have flat roofs
or gable roofs hidden behind a parapet.

+ 0n the south side, residential architecture should have
gable roofs with an emphasis on porches facing the
streat with parking at the rear of the site.

Signage Design

» Signs in the 'S’ Curve arga should be similar to Old
Town. They should be mounted on buildings and work
at the modest scale of the historic state highway
(rather than possess large auto-oriented signs) as well
as part of the pedestrian experienca,

+ Window signs should be part of the overall graphic
concept for the business and part of the pedesirian sig-
nage traditicn.

2

= __%'
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NGRESS, Snras
AND UTILITY EASEMEN
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Consistency with the Douglas County |eee
o0
Master Plan — S curve

As per MG Policy 1.12 of the Master Plan, "Multi-family
residential projects shall be located within the urban
service and receiving areas of Minden and Gardnerville.
Multi-family residential projects shall be located within a
reasonable proximity to major roadways, commercial
centers, emergency services, schools, pedestrian trails,
and other urban services."

and MG 1.13 to encourage the intermixing of multi-family
residential projects within commercial and other
residential neighborhoods whenever possible.

395, and to existing, established commercial centers,
schools and emergency services, that are well within

investment district."

This request to change the master plan to multi-
family residential provides that the property owner
is investing in improving this parcel and providing
an opportunity to revitalize a parcel that has been
vacant at times and has seen a constant turnover

of unsuccessful commercial uses.

2 O Anderson




Conceptual Plan Main Street Apartments |
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1378 N, HWY. 395

GARDNERVILLE, NV.
A.P.N. 1220-04-101-029

PROPOSED APARTMENT COMPLEX
OWNERS: MARTIN & LUDIMILLA STAHL




Conceptual Plan Main Streel Apartments
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PROPOSED APARTMENT COMPLEX
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Closing

Request approval of:

* Master Plan Amendment: Changing the master plan designation from
Commercial to Multi-family Residential

- Zone Change: Changing the zoning designation from Neighborhood
Commercial to Multi-family Residential

Anderson



Gardnerville Town Board /1.\<\

of °
Gardnerville

AGENDA ACTION SHEET ~ "o Nevada

1. For Possible Action: Discussion with possible input on the 2017 Douglas County
Master Plan update, with focus on the Gardnerville Community Plan and request
for "stakeholder" input on current Master Plan and/or possible Master Plan
Amendments. Presentation by Candace Stowell, Wells Barnett Associates, LLC;
with public comment prior to Board action.

2. Recommended Motion: Provide staff direction as needed per discussion.
Funds Available: _ Yes  N/A
3. Department: Administration
4. Prepared by: Tom Dallaire
5. Meeting Date: August 2, 2016 Time Requested: 40 minutes
6. Agenda:  Consent ¥ Administrative
Background Information: Douglas County has hired Wells Barnett Associates to perform
the master plan update for 2016. Candace is working for Wells Barnett and is the project
manager for the master plan update. She has many ideas and would like some input as we

discuss the masterplan and the town’s wants and needs further.

I have performed a breakdown, both in a spreadsheet form and GIS did the maps indicating
the specific zoning so we can get a better feel for what is located within the town today.

I have provided that information attached to this cover sheet for your review and
consideration.

What updates does the board want in the masterplan. I have redlined the contents of the
masterplan. Please review the sheets and add your input. There are some questions we will
ask during the meeting.

Where does the town expand to the west or east and what does the zoning look like? I am still
gathering data form the county on what we have on the books to date as far as homes and
zoning in the existing receiving area. But I think this information will help paint a clear picture
on where improvements are needed.

7. Other Agency Review of Action: ¥ Douglas County " N/A

8. Board Action:

 Approved T Approved with Modifications
™ Denied T cContinued

Agenda Item #9
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Future Land Use
. RURAL RESIDENTIAL

[ |SINGLEFAMILYESTATE =
| |SINGLE FAVILY RESIDENTIAL
[ |COMMERCIAL

1 |MULTI-FAVILYRESIDENTIAL.
[ ]iND USTRIAL

[ ] COMMUNITY FACILITIES

| |AGRICULTURAL

| JRECREATION

D FOREST AND RANGE

[ |RECEMNGAREA

| |WASHOETRIBELAND

Future Land Use




==

Current Zoning

.ﬁa& - Tahoe - Mi>ed Use
. T-R - Tahoe - Recreation

[l 7RR -Tahoe - ResortRecreation
[ 7T -Tahoe - Tourist

[]RAS - Rural Agriculture, § Acres

~ |RA-10 - Rural Agriculture, 10 Acres
[[]A19 - Agriculture. 19 Acres
D_um-._w - ForestRange. 19 Acres

—

I

AL
%l

A

e

\

3

A

D FR-40 - ForestRange. 40 Acres
[ ]SFR-12 - Single FamilyResidence. 122 Acre

[ ]SFR-1 - Single FamilyResidence. 1 Acre

[ ]SFR-2 - Single FamilyResidence. 2 Acres

D SFR-8.000 - Single FamilyResidence 8000 SF
[ ]SFR-12.000 - Single Family Residence, 12000 S
[T MFR - Multi-Family Residence 6.01-16 Dwelling U
[]oc - Office Commercial

[ ]LI-LightIndustrial
L D Gl - General Industrial
I S! - Senvice Industrial

D PR - Private Recreation

D.ﬁo-._‘oc:m:uoaama.m_ m@.zaan

D GC - General Commercial
._scn - Mixed Used Commercial

D PF - Public Facility
Démm:om._iwm Land

[[JNC - Neighborhood Commercial

[ |ROW- Right of Way

Sl R it i T W 2 R ST

17
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D Town Boundary
‘—_—l A—19 - Agriculture, 19 Acres
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[j MFR - Multi-Family Residence
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