
C.3  Ordinance Introduction - Bill No. _____ (For Possible Action): Case
No. LDC25-00015 Ordinance to amend Title 18, Chapter 18.02 of the
Reno Municipal Code, entitled “Zoning,” rezoning a ±0.75 acre site
composed  of  four  parcels  located  at  the  northeast  corner  of  Sutro
Street and Carville Drive, extending ±250 feet east along the north
side of Carville Drive, south of Hillboro Avenue, from Multi-Family
Residential - 14 units per acre (MF-14) to Multi-Family Residential –
30 units per acre (MF-30); together with matters which pertain to or
are necessarily connected therewith.

 



STAFF REPORT

Date: January 22, 2025

To: Mayor and City Council

Through: Jackie Bryant, City Manager

Subject: Ordinance Introduction - Bill No. _____ (For Possible Action): Case No. 
LDC25-00015 Ordinance to amend Title 18, Chapter 18.02 of the Reno 
Municipal Code, entitled “Zoning,” rezoning a ±0.75 acre site composed of 
four parcels located at the northeast corner of Sutro Street and Carville Drive, 
extending ±250 feet east along the north side of Carville Drive, south of 
Hillboro Avenue, from Multi-Family Residential - 14 units per acre (MF-14) 
to Multi-Family Residential – 30 units per acre (MF-30); together with matters 
which pertain to or are necessarily connected therewith. [Ward 1]

From: Carter Williams, Associate Planner

Department: Development Services - Planning

Attachments:

Ordinance



BILL NO. _____

ORDINANCE NO. _____

ORDINANCE TO AMEND TITLE 18, CHAPTER 18.02 OF 
THE RENO MUNICIPAL CODE, ENTITLED “ZONING,” 
REZONING A ±0.75 ACRE SITE COMPOSED OF FOUR 
PARCELS LOCATED AT THE NORTHEAST CORNER OF 
SUTRO STREET AND CARVILLE DRIVE, EXTENDING 
±250 FEET EAST ALONG THE NORTH SIDE OF 
CARVILLE DRIVE, SOUTH OF HILLBORO AVENUE, 
FROM MULTI-FAMILY RESIDENTIAL - 14 UNITS PER 
ACRE (MF-14) TO MULTI-FAMILY RESIDENTIAL – 30 
UNITS PER ACRE (MF-30); TOGETHER WITH MATTERS 
WHICH PERTAIN TO OR ARE NECESSARILY 
CONNECTED THEREWITH.

THE CITY COUNCIL OF THE CITY OF RENO DO ORDAIN:

SECTION 1. Chapter 18.02 of the Reno Municipal Code is hereby amended by adding 
thereto a new section to be known as Section 18.02.102(b).1461 relating to a ±0.75 acre site 
composed of four parcels located at the northeast corner of Sutro Street and Carville Drive, 
extending ±250 feet east along the north side of Carville Drive, south of Hillboro Avenue and more 
particularly described in the attached "Exhibit A" and rezoning said property from Multi-Family 
Residential - 14 units per acre (MF-14) to Multi-Family Residential – 30 units per acre (MF-30), 
the same to read as follows:

Sec. 18.02.102(b).1461. The zoning of the City of Reno as heretofore established is hereby 
amended in the manner shown on the map labeled Case No. LDC25-00015, thereby changing the 
use of land indicated therein, relating to a ±0.75 acre site composed of four parcels located at the 
northeast corner of Sutro Street and Carville Drive, extending ±250 feet east along the north side 
of Carville Drive, south of Hillboro Avenue and more particularly described in the attached 
"Exhibit A" and rezoning said property from Multi-Family Residential - 14 units per acre (MF-
14) to Multi-Family Residential – 30 units per acre (MF-30).

SECTION 2.  This Ordinance shall be in effect from and after its passage, adoption and 
publication in one issue of a newspaper printed and published in the City of Reno and upon 
approval of conformance review for the associated Master Plan amendment (LDC25-00015 Reno 
Housing Authority at Carville Master Plan and Zoning Map Amendments) by the Truckee 
Meadows Regional Planning Agency. 

CASE NO. LDC25-00015 (Reno Housing Authority at Carville Master Plan and Zoning Map 
Amendments) 
APN NOS. 008-490-16 through -19



SECTION 3.  The City Clerk and Clerk of the City Council of the City of Reno is hereby 
authorized and directed to have this Ordinance published in one issue of the Reno-Gazette Journal, 
a newspaper printed and published in the City of Reno.

PASSED AND ADOPTED this        day of                 ,       , by the 
following vote of the Council:

APPROVED this            day of                                           
,      . 

                                                                 
HILLARY SCHIEVE
MAYOR OF THE CITY OF RENO 

ATTEST:

                                                                          
MIKKI HUNTSMAN
CITY CLERK AND CLERK OF THE CITY
COUNCIL OF THE CITY OF RENO, NEVADA

EFFECTIVE DATE:  ______________

AYES:
NAYS:
ABSTAIN: ABSENT:

























































Reno Housing Authority 
Carville Drive
APNs 008-490-16, -17, -18, and -19

LDC25-00015
CITY COUNCIL – JANUARY 22, 2025



Project Area

Project Area



Project Area

APN 016-021-30

Parcel to the North
Ø 1.68 acres
Ø Zoned MF-21
Ø 44 dwelling units
Ø 26 du/ac

Parcel to the South
Ø 4.39 acres
Ø Zoned SPD
Ø 192 dwelling units
Ø 43 du/ac

Ø 4-parcels
Ø ~.75 acre total
Ø NW corner of 

Carville Drive and 
Sutro Street

Ø Existing RTC Bus 
Stop on Sutro St.

Ø Zoned MF-14
Ø 10 existing units



Current Requests

Master Plan Amendment
Ø Change land use designation from Mixed Neighborhood (MX) to Multi-

Family Neighborhood (MF)

Zoning Map Amendment
Ø Change zoning from Multi-Family Residential 14 units per acre (MF-14) to 

Multi-Family Residential 30 units per acre (MF-30)

v No Project yet but site planning will ensure future redevelopment/architecture 
blends with the character of the surrounding neighborhood.



Existing Master Plan 
Land Use Designation

Ø Mixed Neighborhood (MX)
Ø Primary use: Single Family Detached; Secondary use: 

smaller Multi-family
§ Typically between 8 – 14 du/ac
§ Typically within walking distance of transit
§ Conforms with SF8, SF11, MF14

MX

Proposed Master Plan 
Land Use Designation

Ø Multi-Family Neighborhood (MF)
Ø Primary use: Multi-family; Secondary use: Single 

Family Attached
ü Typically between 14 and 30 du/ac
ü Typically adjacent to transit (ie - existing bus stop)
ü Conforms with MF14, MF21, MF30

MX

MX



MF-14
MF-14

MF-14

@ 44 dwelling units (26 
du/ac), site exceeds 
underlying mp/zoning

192 units; 43 du/ac

Proposed Zoning
Ø Multi-Family Residential 30 (MF-30)
Ø Max 30 du/ac
Ø Would allow 13 additional units (total of 23 units)

Existing Zoning
Ø Multi-Family Residential 14 (MF-14)
Ø Max 14 du/ac
Ø Would allow 1 additional unit (total of 11 units)



Summary of Requests

MX MF-14

MX

Proposed Changes
ü Consistent with higher density development patterns in area
ü Support transit characteristics of area
ü Promote redevelopment and affordable housing
ü Allows between 14 – 30 du/ac; up to 41 units with density bonus

Ø If more than 20 units, additional entitlement required

Master Plan Zoning



QUESTIONS?

Stacie Huggins
Principal Planner - Associate

shuggins@woodrodgers.com

mailto:shuggins@woodrodgers.com


LDC25-00015
Reno Housing Authority at Carville

Master Plan and Zoning Map Amendments
Reno City Council
January 22, 2025



• Site Size: 
± 0.75 acre site

• Master Plan 
Amendment

• Zoning Map 
Amendment

Project Information

Project Site

Livestock Events Center

2



3

Master Plan

From Mixed 
Neighborhood (MX) to

Multi-Family 
Neighborhood (MF)

• 1.5A: Quality of Life

• 2.5B: Transit-Oriented 
Development

• 4.1E: Affordable Housing 
Retention

• 4.4E: Density/Intensity

PQP
MF

PQP

MXMX

SF SF

MX
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Zoning District

From Multi-Family 
Residential – 14 units 
per acre (MF-14) to

Multi-Family 
Residential – 30 units 
per acre (MF-30)

• Conforming to MF 
Master Plan designation

• Similar density in 
adjacent parcels

SPD

MF-30

MF-21

PF PF

SF-8

SPD

MF-14

MF-21

SF-8
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Land Use Compatibility

Project Site Sutro Street
Sutro Street

Carvill
e Drive

Carvill
e Drive

208 Unit Multi-Family

44 Unit Multi-Family

4+ Units

Triplex

Duplex

Single-Family

Existing Bus Stop
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Highlight of Uses

Increase residential 
density consistent 
with the area

Adds the opportunity for 
several commercial uses 
compatible with 
neighborhood corridors 

Addition of any commercial 
use requires a site plan 
review
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Development Standards

MF-14 MF-30
Setbacks (Front/Side/Rear) 10’ / 5’ / 20’ 10’ / 5’ / 10’

Max Height 35’ 45’

Max Stories 2.5 stories 3 stories

Density 14 units per acre 30 units per acre

Potential for an 
additional 23 units

Standard residential 
massing and transition 
standards apply



8

Master Plan Amendment Findings Recommendation

Findings Analysis Staff Review 

Substantial conformance with 
Master Plan priorities and policies 

MF furthers specific Master 
Plan policies and goals ü Yes

Activities and development 
compatible with surrounding 

Land uses and development 
standards consistent with 
surrounding neighborhood

ü Yes

Availability of public services in 
accordance with Concurrency 
Management System

Public services are available 
for the nominal increase in 
density

ü Yes



9

Zoning Map Amendment Findings Recommendation

Findings Analysis Staff Review 

Conforms with state law 
NRS Section 278.250(2) Generally, in conformance with NRS ü Yes

Conforms with Master 
Plan

1. MF-30 zone is conforming with 
the MF Master Plan land use 
designation, and

2. Continues a zoning scheme 
contemplated by the Master Plan 

ü Yes



10

I move to uphold the recommendation of the Planning 
Commission.

Master Plan Amendment: I move to adopt Resolution No. _____

Zoning Map Amendment: I move to refer Bill No. ______ for a 
second reading and adoption.

Recommended Motion
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