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I .  OVERVIEW 
 
The draft code updates are proposed alongside the new Comprehensive Plan to address: 

• Implementation of priority code strategies from the Housing Options Study and Action 
Plan (HOSAP) focused on enhancing multifamily feasibility, expanding opportunities in 
the mixed-use zone and supporting affordable housing opportunities. 

• Consistency with the proposed Comprehensive Plan, notably including creating needed 
capacity for housing at all income levels by adjusting permitted housing types by zone. 

• Compliance with relevant state legislation related to housing, including STEP housing, 
co-living housing, and new parking minimums. 

• Protection for manufactured home parks and residents, as part of the County’s work 
plan under a moratorium on manufactured home park redevelopment. 

Draft code updates have been developed over the past two years in collaboration with 
stakeholders, including five meetings with the Housing Options Study and Action Plan 
(HOSAP) forum group. Planning Commission and County Council have had initial 
opportunities to review earlier code drafts at work sessions in summer 2025. Additional 
consultation has included public open houses alongside the Comprehensive Plan alternatives, 
presentations at the Development Engineering Advisory Board (DEAB), and interviews with 
subject matter experts on manufactured housing. The intention for the July 22, 2026, work 
session with County Council is to provide an overview of the expanded code update package 
and answer questions that can inform refinements prior to beginning the adoption process for 
both the new Comprehensive Plan and these implementing code updates. 
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I I .  DRAFT  CODE  SUMMARY 
 
Code updates span multiple chapters and correspond to topics described below. 

Code Chapter Topics Addressed 

40.100.070 Definitions STEP housing, Co-living 

40.200.040 Minimum and 
Maximum Calculations Prioritizing multifamily (aligning density measurements) 

40.220.010 Low-Density 
Residential Districts Refinements, STEP housing 

40.220.020 Residential and 
Office Residential Districts Prioritizing multifamily, STEP housing, Co-living 

40.230.010 Commercial 
Districts STEP housing, Co-living 

40.230.020 Mixed-Use District Adjusting housing allowances, STEP housing, Co-living 

40.250.120 Manufactured 
Home Park Overlay Protecting manufactured home parks 

40.260.072 Compact Lot 
Developments Refinements 

40.260.140 Manufactured 
Home Parks  Protecting manufactured home parks 

40.260.150 Multifamily 
Amenity Areas Improving quality of multifamily amenity areas 

40.340.010 Parking and Loading 
Standards Decreasing off-street parking minimums 

Appendix F Highway 99 
Overlay District Standards 

Aligning Highway 99 overlay with middle housing and 
multifamily updates 

A. Refinements in Low-Density Zones 

A few housekeeping changes have been identified to clarify provisions for single-family and 
middle housing adopted with the earlier package of R1 code updates. 

• Decrease maximum average lot area standards in all zones specifically for single-
family detached dwellings, in order to ensure greater efficiency to create needed 
housing capacity. The maximum average lot area standard effectively functions as a 
minimum density standard in the R1 zones, and was not adjusted in the previous round 
of code updates to better reflect the changing scale in each zone. Commensurate 
changes to increase minimum densities are also proposed, where they apply to PUDs 
and other limited scenarios. (CCC Table 40.220.010-2) 
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• Rather than adjust the minimum densities for townhouse development, remove the 
minimum densities as such projects are inherently pushing towards the maximum 
range rather than minimums. (CCC Table 40.220.010-4) 

• Clarify that narrow lot standards only apply to compact lot developments if the 
proposal meets the narrow lot applicability criteria. (CCC 40.260.072) 

B. Prioritizing Multifamily in the Medium & High-Density Zones  

The draft code significantly simplifies the existing medium and high-density zones: by 
consolidating the existing zones and focusing permitted uses on multifamily dwellings. 
Permitting multifamily at proposed higher minimum and maximum densities is designed to 
create the needed capacity for multifamily development identified in the Comprehensive Plan. 

• Consolidating and renaming the zoning districts: 

Designation Current Zone Proposed Zone 

Urban Medium 

R-12/OR-15 R-24/OR-24 

R-18/OR-18 
R-36/OR-36 

R-22/OR-22 

Urban High 
R-30/OR-30 

R-50/R-50 
R-43/OR-43 

• Focus permitted uses on multifamily dwellings exclusively, eliminating single-family 
detached, duplexes and townhouses as permitted uses. Add triplexes and quadplexes as 
a permitted use in the R-24/OR-24 and R-36/OR-36 zones. (CCC Table 40.220.020-1) 

• Increase both minimum and maximum densities permitted in all R and OR zones, and 
eliminate maximum density for qualifying affordable housing projects. (CCC Table 
40.220.020-2) Exempt pre-existing small lots less than 20,000 SF from minimum density 
standard to allow more flexibility for triplex and quadplex development. 

• Reduce required site landscaping from 20% to 15% of the site, to offset separate 
amenity areas requirement of 5% of the site, and measure the two requirements 
separately (see Section II.D below). Provide clarity on how required landscaping, 
setbacks, and amenity area are measured, and where such areas can or cannot overlap. 
(CCC 40.220.020(C)(6), (9), (10)) 

C. Adjusting Housing Allowances in the Mixed-Use Zone 

Opportunities in the Mixed-Use (MX) zone identified to support increased housing capacity 
include changing the ratio of residential and nonresidential uses required in a building or site, 
and focusing permitted housing types on higher-density uses. 
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• Continue to permit multifamily dwellings, duplexes, triplexes, quadplexes, and cottage 
housing (up to 30% of dwellings), and eliminate single-family detached and townhouse 
options in order to expand capacity for housing types affordable to lower-income 
bands. (CCC Table 40.230.020-1) 

• Allow residential uses up to 90% of the site/building in both horizontal and vertical 
configurations, increased from 80%; affordable housing developments are permitted 
fully 100% residential use with no mixed-use component per a recent code update. 
(CCC 40.230.020(E)(1)(a)) 

• Increase minimum and maximum residential densities to match R zones. (CCC 
40.230.020(E)(1)(d), (e)) 

• Revise the housing mix standards to require at least three housing types for 
developments of 20 acres or more, decreasing the number of housing types required 
and increasing the applicability threshold given that fewer overall housing types are 
permitted and the interest to create multifamily capacity. (CCC 40.230.020(E)(1)(d)) 

D. Revising Multifamily Amenity Area Standards 

The goal for revisions to the current multifamily outdoor recreation area standards—proposed 
to be renamed ‘amenity areas’—is to focus on high-quality spaces that improve livability of 
multifamily developments without increasing the total amount of space required or creating a 
potential obstacle to higher density development.   

• Shift from a square footage required per unit to an overall 5% of the developable area 
of a project site. (CCC 40.260.150(C)) 

o Example: A previous multifamily project built to 22 du/ac, with 52 total units on 
2.4 gross acres/1.9 developable acres required 12,200 SF of amenity area under 
the current formula (200-300 SF per unit) plus required 48-SF patios for all 
ground floor units, and now would require 4,175 SF of amenity area at 5% of 
developable area which is a significant reduction in size.  

• Eliminate separate private open space requirement for ground-floor units, and allow 
private patios or balconies to count towards up to 50% of the required amenity space. 
(CCC 40.260.150(C)(1), (D)) 

• Establish standards for common outdoor amenity areas: minimum dimensions, 
boundaries and accessibility, and improvement requirements. In the interest of 
enhancing the usability and quality of these spaces, a minimum of 50% of the required 
amenity area must be improved with active elements. (CCC 40.260.150(E)) 

• Add option for developers to propose an alternative design, such as alternative 
configuration, location and amenities, for greater flexibility. (CCC 40.260.150(F)) 
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E. Decreasing Off-Street Parking Minimums 

Proposed changes to decrease multifamily off-street parking requirements reflect recently 
adopted state legislation. HB 5184 caps and eliminates off-street parking minimums for 
residential and commercial uses in both cities and counties, including:  

• Revise minimum off-street parking ratio to 1 space per single-family dwelling and 0.5 
spaces per multifamily dwelling, and fully eliminate off-street parking minimums for 
any dwelling under 1,200 SF, affordable housing and senior housing. In practice, most 
multifamily dwellings will not be required to provide any off-street parking and 
developers can elect to provide the amount of off-street parking that best suits the site 
and intended residents. (CCC Table 40.340.010-4) 

• Specify parking minimums for STEP housing, co-living housing and manufactured 
home parks. (CCC Table 40.340.010-4) 

• Revise minimum off-street parking ratios for commercial uses to no more than 1 space 
per 500 SF, and eliminate parking minimums for commercial uses under 3,000 SF, 
change in commercial use, ground floor uses in a mixed-use building, and childcare 
centers. (CCC Table 40.340.010-4) 

F. Protecting Manufactured Home Parks 

New regulations for manufactured home parks (MHP) are proposed as part of the County’s 
strategy to implement a HOSAP strategy minimizing displacement risks for park residents and 
to respond to the County’s moratorium on MHP redevelopment. Updates include: 

• Introducing a new MHP Overlay District to be applied to existing and new MHP parks in 
all urban zones. Overlay permits MHPs outright and requires a use exception to 
redevelop including as affordable housing. (CCC 40.250.120) 

• Revising development standards for MHPs in all zones, simplifying setback and 
recreation area standards and explicitly allowing repair, replacement and additional 
dwellings outright for greater flexibility with ongoing park operations. (CCC 40.260.140) 

Additional strategies beyond zoning may include enhanced notification, relocation assistance, 
and/or financial support for MHP residents and operations. 

G. Aligning Highway 99 Overlay Standards 

The Highway 99 Overlay encompasses areas with commercial, mixed-use, residential and low-
density residential designations, establishing use and form-based development standards for 
each area. Updates are proposed to align residential areas with both middle housing and 
multifamily direction proposed in base zones, including: 
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• Focusing allowed housing types in the Multifamily residential areas to apartments, 
triplexes and quadplexes, and removing lower-density housing types. 

• Expanding middle housing types permitted in Mixed Residential and Single Family 
residential areas to allow all middle housing types including triplexes and quadplexes. 

• Replacing overlay-specific development standards for Townhouses, Duplexes and ADUs 
with reference to County standards for those housing types, similar to all other 
residential zones.  

H. Allowing STEP Housing 

STEP housing includes Emergency Shelters, Transitional Housing, Emergency Housing, and 
Permanent Supportive Housing (PSH). State legislation requires the County to permit sufficient 
capacity for these housing types to meet local need (HB 1220), and more directly, to permit 
STEP wherever residential and hotel uses are permitted (SB 2266). 

• Transitional housing and PSH must be permitted in all residential zones, which maps to 
the County’s R1, R, OR, Commercial, and MX zones, subject to the same standards as 
other residential uses.  

• Emergency shelters and emergency housing must be permitted in all zones where 
hotels are permitted except industrial zones, which maps to the County’s CC 
(conditionally), GC and MX zones. 

• New definitions consistent with state legislation are proposed. (CCC 40.100.070)  
• Special use standards will be developed prior to adoption to implement forthcoming 

Commerce guidance being updated to reflect SB 2266. (future CCC 40.260.076) 

I. Introducing Co-living Housing 

Co-living housing is a form of multifamily living with individual private ‘sleeping units’ that 
may or may not contain private bathrooms and kitchenettes and shared common kitchens and 
bathrooms, a new spin on boarding houses or single-room occupancies. New state legislation 
(HB 1998) permits them in all zones where multifamily residential uses are permitted, applying 
to the R, OR, Commercial and MX zones in Clark County. Proposed code updates permit co-
living housing in those zones subject to the same development standards as apply to 
multifamily residential, and defines the term. Further special use standards will be developed 
prior to adoption to implement forthcoming guidance from Commerce. (future CCC 
40.260.060) 


