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To summarize the location of the VRCMA in relation to affordability:

Transit

The Washoe County Housing Element directs the location of affordable and workforce
housing to areas other than Spanish Springs including secondary TOD corridors, mixed-
use districts, and medium or high density areas in the Sun Valley planning area.

The UNR Center for Regional Studies affordability analysis indicates that the Spanish
Springs area (including parts of Sparks north of Disc Drive and the unincotporated
Spanish Springs) has a fairly low amount of multi-family units compared to other areas in
the region. -

Currently, there are approximately 3,462 multi-family units planned for in the Spanish
Springs area that have not yet been constructed in the planned unit developments
identified in Table 1.

Attached housing would likely cost less to rent or purchase than purchasing a detached
single-family home.

Neither the proposed amendment or any materials submitted with the request for
conformance review indicates that multi-family units allowed in the VRCMA would be
priced to provide affordable and workforce housing opportunities.

In regards to transit, the Regional Plan (Policy 3.6.1) directs local government and affected
entities to plan for public services in the following priority order:

ARG

Downtown Centers

Regional Centers and Emerging Employment Centers

Primary TOD Corridors

Secondary TOD corridors

Infill opportunity areas defined in local government master plans, and
All other areas within the Truckee Meadows Services Area

The Regional Transportation Commission (RTC) is an affected entity responsible for providing
public transportation in the region and adopted the 2035 Regional Transportation Plan (RTP) in
April 2013. This plan was then found to be in conformance with the 2012 Truckee Meadows
Regional Plan. Per the 2035 RTP, fixed-route transit service is not planned to serve the VRCMA.
More broadly, the 2035 RTP does not identify the provision of fixed-route transit service to the
Spanish Springs Valley within the 2035 planning horizon.

During the development of the 2035 RTP the community did describe a vision for transit that
includes expanded transit service; however, this transit vision cannot be supported with the
available revenues identified in the RTP. Specifically, Chapter 11 of the RTP details that
revenues to support expansions are not available and transit service levels today are similar to
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those offered in the 1990°s. While the community would like to see expanded transit service, the
transit service operating today serves the region’s downtown centers, primary TOD corridors as
well as the region’s centers and secondary TOD corridors, excepting the Western Gateway
Regional Center for which no transit service is planned. Thus the RTP is well aligned with the
priority areas of the Regional Plan for transit service.

The proposed VRCMA is located in the lowest public service priority category per Regional Plan
Policy 3.6.1. One reason the Regional Plan prioritizes public services, in this case transit, to
Downtown Centers, Regional Centers, Emerging Employment Centers and TOD Corridors
above all other areas in the TMSA is because these areas have a higher population and.
employment numbers that could potentially ride transit. The more people utilizing a route, the
more cost-effective the service becomes.

During the update of the RTP, RTC examined the cost to provide expanded public transit
service. Some of the potential service routes looked to serve Spanish Springs. For the Spanish
Springs route illustrated in Attachment 7, RTC estimated an annual operating cost of $361,000.
However, as noted above, the RTC does not have revenues available to provide new transit
service to Spanish Springs.

Because no public transit service is planned for Spanish Springs, the proposed “Village
Residential Community Management Area (VRCMA) Design Guidelines” indicates that a transit
plan will be developed that provides applicant financed regular and continuing general or special
transportation to the residents of the multi-family facility from the date of the last certificate of
occupancy until a community bus service is provided. If attached housing is constructed in the
proposed VRCMA, the project developer would be responsible for providing ‘tegular and
continuing general or special transportation to the residents of the multi-family facility’ for
twenty years or more.

Furthermore, as described in the amendment, the Washoe County Director of Community
Services is solely responsible for administratively approving the transit plan to serve attached
housing in the VRCMA. Based on the language of the proposed amendment, it is unclear if
transit could also be removed by the Washoe County Director of Community Services. If the
RPC approves this amendment based on a private transit plan as outlined and the Washoe
County Director of Community Services can identify that the plan is no longer needed, the
amendment is fundamentally changed and would no longer conform to Policy 1.3.2.

Additionally, there are other ways in which the long-term viability of providing private transit
service to the VRCMA could be impacted. Various economic forces such as a change of
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ownership change, business closure, or bankruptcy could result in the loss of transit service,
thereby rendering the VRCMA out of conformance with the Regional Plan.

To summarize the location of the VRCMA in relation to transit:

o The VRCMA is located in the lowest priority area for the provision of public services,
including transit service.

e The RTC does not have revenues available to expand transit service to the VRCMA or
any location in the Spanish Springs valley based on the adopted 2035 Regional
Transportation Plan.

o If attached housing is constructed in the VRCMA, the project developer will be
responsible for providing private transit service for twenty years or more.

o The long-term viability of private transit service to the VRCMA could be impacted by a
variety of factors such as potential removal by the Washoe County Director of
Community Services, change of ownership, business closure, or bankruptcy. Any of these
actions could result in the loss of transit service, thereby rendering the VRCMA out of
conformance with the Regional Plan.

Policy 4.1.3. (2) Compatibility of the proposed plan with goals and policies regarding
development constraints

The parcel for which the VRCMA is proposed is not considered development constrained per the
Regional Plan. However, the southern portion of the amendment site is located in the 100-year
floodplain. Washoe County’s Conservation Element restricts development in floodplains that
would constrict or otherwise result in higher floodwater levels or peak flows, or impact
floodplain functions and specific measures to mitigate the impact of any future development in
relation to flooding would be addressed during the development review process at the time that
there is a specific development proposal for the amendment site.

A regional utility corridor containing a 120kV transmission is located south of the amendment
site. For lines of 120 kV, the National Electric Safety Code (NESC) specifies an easement of
approximately 15 feet and the Regional Plan requires an additional setback of 10 feet from the
easement. As the transmission line is approximately 70 feet away from the southern boundary of
the amendment site, there are no conflicts with Regional Plan policies regarding utility corridors.

Policy 4.1.3. (3) Compatibility of the proposed plan with goals and policies regarding infill
development, housing, and jobs/housing balance

Concerning infill, the Regional Plan generally seeks to minimize sprawl and gives priority to
infill development within Centers, TOD Corridors and infill areas designated in local
government master plans. Neither lands within the Suburban Character Management Area that
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would be impacted by the proposed policy changes associated with the amendment nor the site
for which the master plan land use designation change is proposed are located in a Center, TOD
Corridor or infill area as defined in the Washoe County Master Plan.

The Regional Plan further aims to promote the availability of needed housing units at price
ranges and rent level to allow households flexibility around housing location, type and density.
However, higher density development is directed towards centers, transit corridors and
designated infill areas. Specifically, the Regional Plan requires local government master plans
include strategies to increase affordable and workforce housing opportunities. Washoe County’s
adopted Housing Element (Policy 3.4) states that the County will promote affordable and
workforce housing in secondary transit-oriented development (TOD) corridors; however, no
secondary TOD corridors have yet been adopted by the County.

In regards to jobs/housing balance in the unincorporated TMSA, Goal 1.3 of the Regional Plan
aims to promote a development pattern in the unincorporated TMSA that includes a range of
residential densities appropriate to the location and typified by medium density, while allowing
neighborhood or local serving retail uses, employment opportunities designed to reduce trips,
enhance housing affordability and promote jobs-housing balance. This goal does not identify a
specific jobs-housing ratio that is appropriate for the unincorporated TMSA; rather, it simply
promotes a jobs-housing balance.  Additionally, for residential development in the
unincorporated TMSA, Goal 1.3 is implemented through Policy 1.3.2, which limits detached
single-family development to 5 dw/ac and attached housing to locations that support affordability
and transit goals.

Planning literature regarding jobs-housing balance finds the recommended target ratio that
implies balance is between 1.4 and 1.6.”7 However, there is no accepted geographic scale to
evaluate the spatial match or mismatch of jobs and housing. Given this, the two-mile radius from
the VRCMA used by the UNR Center for Regional Studies to estimate future jobs is utilized to
discuss jobs-housing balance in relation to the proposed amendment. Generally, using the two-
mile radius provides a look at jobs-housing balance on a neighborhood scale. Within the two-
mile radius of the VRCMA, the jobs-housing ratio was 0.38, which is below what is considered
balanced®,

When potential future jobs are considered within a two-mile radius of the VRCMA, the Spanish
Springs Multi-Family Housing Analysis prepared by the UNR Center for Regional Studies finds

7 Weitz, Jerry. 2003. Jobs-Fousing Balance. APA Planning Advisory Service Report 516,

® The jobs-housing ratio was calculated using dwelling unit information based on the Washoe County Assessor’s
parcel database and employment information obtained from Infogroup in 2013 indicates that there are 3,504
dwelling units and 1,480 employees within a two-mile radius of the VRCMA.
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7,700 jobs could exist on lands with commercial and industrial zoning, and that these potential
jobs create a need for multi-family units (see Figure 4 and Table 1 in Attachment 6).

To better understand jobs-housing balance within the two-mile radius of the VRCMA, TMRPA
also analyzed future jobs in this geography. However, TMRPA utilized methods and
assumptions different from those used by UNR and found that approximately 4,002 jobs could
exist on vacant commercial and industrial lands. This amount of job growth is little over half
that estimated by UNR (7,770 jobs). A complete review of these methods and assumptions in
relation to those utilized by UNR are discussed in Attachment 8. Importantly, neither analysis
estimating future jobs describes when these jobs could be realized, thus new jobs in the two-mile
radius could occur in the next five years or twenty years from now.

Taking another look at jobs-housing balance within the two-mile radius of the VRCMA, if no
new additional dwelling units are constructed and 4,002 jobs are added to the 1,480 existing jobs,
then the jobs-housing ratio would be 1.4. This jobs-housing ratio is considered balanced.
However, it should be noted that vacant lands with a Suburban Residential master plan land use
are located within the two-mile radius of the VRCMA and these vacant lands could support
additional residential development in the future.

Policy 4.1.3. (4) Compatibility of the proposed plan with existing and planned public
service areas, policies, and priorities; availability, timing and phasing of infrastructure;
and fiscal analysis of service provision

In regards to public services and infrastructure provision, the Regional Plan requires local
government master plans ensure that necessary public facilities and services to support new
development are or will be available and adequate at the time the impacts of development occur
based on adopted levels of service (i.e., concurrency). Specifically, Regional Plan Policy 3.5.3
outlines the concurrency process to be used by local governments for development applications
requesting intensification and links the development review process to the adoption of public
facilities plans. Based on the list of scheduled additions (see Attachment 9) utilized in the
conformance review of the County’s Master Plan (see TMRPA case number CR08-012),
concurrency will be addressed in the County’s updated Public Services and Facilities Element.

While this addition has not yet been addressed in Washoe County’s Master Plan, information
contained in materials submitted with this conformance review request indicates that domestic
water service is anticipated to be provided by TMWA and sanitary sewer service would be
provided by Washoe County. Additionally, submitted materials note that both water and sewer
lines are in proximity to the amendment site for which the VRCMA and Suburban Residential
land use is proposed.
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Policy 4.1.3. (5) Compatibility of the proposed plan with existing military installations,
including their location, purpose and stated mission
There are no existing military installations in the Spanish Springs planning area.

Policy 4.1.3. (6) Cumulative and indirect effects of the proposed plan
In relation to the goals and policies of the Regional Plan, Regional Planning staff has not
identified any cumulative or indirect effects of the proposed master plan amendment.

EVALUATION SUMMARY
In considering the proposed amendment, the RPC needs to consider the six factors listed in
Policy 4.1.3 and determine if the amendment promotes the goals and policies of the Regional
Plan. While the proposed amendment must promote all goals and policies of the Regional Plan,
conformance with Policy 1.3.2 is especially relevant given the location of the VRCMA., The
following points regarding the location of the VRCMA in relation to affordability and transit are
again provided below:

To summarize the location of the VRCMA in relation to affordability:

o The Washoe County Housing Element directs the location of affordable and workforce
housing to areas other than Spanish Springs including secondary TOD corridors, mixed-
use districts, and medium or high density areas in the Sun Valley planning area.

e The UNR Center for Regional Studies affordability analysis indicates that the Spanish
Springs area (including parts of Sparks north of Disc Drive and the unincorporated
Spanish Springs) has a fairly low amount of multi-family units compared to other areas in
the region.

o Currently, there are approximately 3,462 multi-family units planned for in the Spanish
Springs area that have not yet been constructed in the planned unit developments
identified in Table 1.

e Attached housing would likely cost less to rent or purchase than purchasing a detached
single-family home.

e Neither the proposed amendment or any materials submitted with the request for
conformance review indicates that multi-family units allowed in the VRCMA would be
priced to provide affordable and workforce housing opportunities.

0159




RPC Meeting — January 28, 2015
Agenda Item 6.G
Page 14

To summarize the location of the VRCMA in relation to transit:

o The VRCMA is located in the lowest priority area for the provision of public services,
including transit service.

o The RTC does not have revenues available to expand transit service to the VRCMA or
any location in the Spanish Springs valley based on the adopted 2035 Regional
Transportation Plan.

o If attached housing is constructed in the VRCMA, the project developer will be
responsible for providing private transit service for twenty years or more.

¢ The long-term viability of private transit service to the VRCMA could be impacted by a
variety of factors such as potential removal by the Washoe County Director of
Community Services, change of ownership, business closure, or bankruptcy. Any of these
actions could result in the loss of transit service, thereby rendering the VRCMA out of
conformance with the Regional Plan,

Considering these points, regional planning staff finds that the location of the VRCMA that
would allow for attached housing per the proposed amendment does not support the affordability
and transit goals as set forth in the Regional Plan.

LEGAL REQUIREMENTS
NRS 278.0282(7) requires that any determination of conformance by the Regional Planning
Commission must be made by a vote of not less than two-thirds of the total membership of the
Commission. A vote of less than six members in favor of conformance constitutes a denial.

Regional Planning Commission members voting against a2 motion of conformance should be
prepared to specify what parts of the proposal do not conform with the Regional Plan and why
(see NRS 278.0282(1)).

RECOMMENDATION
After reviewing the documentation that has been submitted by Washoe County, Regional
Planning staff concludes that the proposed Village at the Peak amendment to the Washoe County
master plan does not conform with the goals and policies of the 2012 Regional Plan.

It is therefore RECOMMENDED that the Regional Planning Commission make a determination
that the Village at the Peak amendment to the Washoe County master plan does not conform
with the goals and policies of the 2012 Truckee Meadows Regional Plan, based on the following
findings:
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1. The Regional Planning Commission held a public hearing, considered the factors
listed in Policy 4.1.3 in its evaluation of the proposed amendment, and finds that the
proposed amendment conflicts with and does not promote the goals and policies of
the Regional Plan; and,

2. The Washoe County master plan amendment is not consistent with conformance
policy 1.3.2 relating to densities within the unincorporated TMSA.

Proposed Motion

I move to find the Village at the Peak amendment to the Washoe County Master Plan does not
conform with the 2012 Truckee Meadows Regional Plan, based on the findings listed in the staff
report.

Please do not hesitate to contact Kimberly H. Robinson or Sienna Reid at 775/321-8385 if you
have any questions or comments on this agenda item.

/sr

cc: Trevor Lloyd, Washoe County Community Services Department

Attachments:

Attachment 1 Proposed Changes to the Spanish Springs Area Plan

Attachment 2: Regional Location Map

Attachment 3: Neighborhood Map

Attachment 4: Conformance Review Evaluation Form

Attachment 5: 2012 Truckee Meadows Regional Plan— Goals 1.1 &: 1.2

Attachment 6: Spanish Springs Multi-Family Housing Analysis prepared by the UNR Center for Regional Studies
Attachment 7: Annual Operating Costs for Conceptual New Transit Service

Attachment 8: TMRPA Analysis of Projected Jobs within a Two-~Mile Radius of the VRCMA

Attachment 9: Washoe County Master Plan List of Scheduled Additions as of November 14, 2012
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Master Plan Amendment MPA12-001

Washoe County Commission
March 10, 2015

Village at the Peak
Proposed Master Plan
Amendment




Direction from the County Commission

= Whether or not to file an objection with the
Regional Planning Commission and ask for a
reconsideration; and

= Whether or not to further appeal to the
Regional Planning Governing Board if the RPC
affirms its determination of non-
conformance.




Regional Planning Commission

= Regional Planning Commission (1/28/15) — Not in
conformance with the Regional Plan

" Proposed policy changes do not meet the
requirements of Policy 1.3.2 of the Regional Plan

" |In regards to transit and affordability appropriate for
attached housing in the County’s portion of the
Truckee Meadows Service Area




Vicinity Map




 Proposed Master Plan Amendment

PRO

POSED MASTER PLAN
1 I

PLAN

Euémhe MASTER

I )

| |

{ 'I"'—-
i/ | T

(| | i
T t
|§ [ SUBJECT PARCEL |_
g | T

£

.I. '. )
| SUBJECT PARCEL [
} i Qf:;?_ .

CALLE DE LA PLATA

CALLE [ LA PLATA

m
|

L

Spanish Springs Planning Area

Community Services

Department

SOURCE: Pianning and Develcpmant Divisian

MPA12-001; Village at the Peak
I COMMERCIAL
INDUSTRIAL

RURAL
RURAL RESIDENTIAL
OPEN SPACE

SUBURBAN RESIDENTIAL

I URBAN RESIDENTIAL

WASHOE COUNTY
NEVADA

Box 11130
da 89520

Posi Oftoa
Fieri, Meva




Proposed Character Management Plan
Amendment




Proposed Policy Amendments — Cont.

$S.1.5

SS.4.1

The following Regulatory Zones are permitted within the Spanish Springs
Village Residential Character Management Area:

General Rural (GR — One unit per 40 acres).

Low Density Rural (LDR — One unit per 10 acres).
Public/Semi-Public Facilities (PSP).

Parks and Recreation (PR).

Open Space (0S).

Low Density Suburban (LDS)

Medium Density Suburban (MDS)

High Density Suburban (HDS)

S@ 00T

With the exception of temporary infrastructure for construction projects,
Washoe County will require the underground placement of utility
distribution infrastructure within the Suburban Character Management
Area and the Village Residential Character Management Area.



Proposed Policy Amendments — Cont.

$S.15.1

SS.16.1

SS.17.5

SS.17.5.1

Whenever applicable, all development within the Spanish Springs Suburban
Character Management Area and the Village Residential Character Management
Area (VRCMA) will connect to a community water service.

Whenever applicable, all development within the Spanish Springs Suburban
Character Management Area and the Village Residential Character Management
Area (VRCMA) will connect to a community sewer service.

Except as modified by SS.17.5.1, for any amendment that proposes to expand the
Suburban Character Management Area or the Village Residential Character
Management Area into the Rural Character Management Area...

When the Truckee Meadows Regional Planning Governing Board has approved an
amendment to the Truckee Meadows Service Area (TMSA) regarding land that is
located partially or wholly in the Rural Character Management Area, and which
land is contiguous to the boundaries of the Suburban Character Management
Area or the Village Residential Character Management Area, that Suburban
Character Management Area or Village Residential Character Management
Area...



Proposed Policy Amendments — Cont.

TableC-1: Allowed Uses [Residential Use Types)

Residential Use Types Residential Non_Residential
(Section 110.304.15)
HD 5 MD 5 LD 5 LOR NC I PSP 05
Residential
Single Family, Detached A A A A - — - —
Single Family, Attached A A A - - — - —
Dunplex A - - - - - — —
Multi-F amiby A - - - - - - —
Attached Accessory Dwelling A A - - — —
Detached Accessory Dwelling 51 S S - - - -
Detached Accessory Structurs A A - - - -
Residential Group Home A A — - — —
Manufactured Home Farks - - - - —_ — —
Ky — = Mot aliowed;, A = Alowesd;, F = Administrative Permit; PR = Park Commission Approval pursuant to

110,104 40{c); S, = Planning Commission Special Use Permit; 5z = Board of Adjustment Special Use Permit.




In support of MPA12-001

* |Increasing demand for more diverse housing options.

=  Will support the growing commercial and industrial opportunities in
the area.

=  Multi-family opportunities would be limited to the subject property.

= Proposed intensification does not exceed the policy growth level of
1500 new residential units.

=  Potential traffic volumes will be reduced.

=  Compatibility and traffic issues will be mitigated.

= |nfrastructure is available or will be made available to accommodate
the proposed use.

= The amendment will support changed land uses that have occurred
within the immediate vicinity that occurred within the past several
years.




Asking direction from the Board on:

= Whether or not to file an objection with the
Regional Planning Commission and ask for a
reconsideration; and

= Whether or not to further appeal to the
Regional Planning Governing Board if the RPC
affirms its determination of non-
conformance.
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Village at the Peak

Appeal Decision of Regional Planning
Commission

Re:

Master Plan Amendment
to the
Washoe County
Spanish Springs Area Plan



Background

- Amended and Resubmitted Village at the Peak MPA
based on:

Neighborhood comments and concerns;

Comments and concerns from this Regional Planning
Commission and Commissioners;

Numerous meetings with Washoe County and Regional
Planning staffs to verify resubmittal complies with all
applicable codes, goals and policies; and

Comments from all reviewing agencies (Fire Department,
School District, TMRPA, City of Sparks, etc.)



Result of Re-Submittal

Application satisfies ALL conditions from ALL
reviewing agencies

Washoe County Staff recommended APPROVAL
(previously recommended denial)

Washoe County Commission voted to APPROVE
the MPA and re-submit to RPC

MPA satisfies ALL conformance factors in
Regional Plan Policy 4.1.3



RPC Comments and Actions

e Spanish Springs Multi-Family Housing Analysis
o Brian Bonnefant, UNR Center for Regional Studies
o Eugenia Larmore, Ekay Economic Consultants, Inc.

o Studied location, housing demand, joblhousing balance, transit,
affordability

e Amended Application to Satisfy Policy 1.3.2

> “In locations where attached housing types are appropriate to
support affordability and transit goals, the Washoe County
master plan shall designate such areas and determine densities
on a case-by-case basis, subject to regional conformance
review.”




Policy 1.3.2

“...determine densities on a case-by-case basis”
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Policy 1.3.2

o ‘. ..support affordability goals...”

o Subjective term ‘““‘affordability”’ cited 3 times in RP with no definition

> Regional Staff Report,‘“‘affordable” housing located in mixed use district.
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Policy 1.3.2

o “...support AFFORDABILITY goals...”

> $248,500 is median home price in Spanish Springs
> $219,000 is median home price in Reno-Sparks

> Only 2.8% of all multi-family units are located in Spanish
Springs, although 12% of the Reno-Sparks population resides
in Spanish Springs

o Only 27% of Spanish Springs residents work in Spanish
Springs, the remaining 73% commute to Spanish Springs

> Regional Planning staff concludes, “it is likely that attached
housing in Spanish Springs area would be MORE AFFORDABLE to
rent or purchase than a traditional detached single-family home.”




Policy 1.3.2

o “...support TRANSIT goals...”

Public Transportation/ Transit Definition = ““Transportation by a
conveyance that provides regular and continuing general or special
transportation to the public, but does not include school bus, charter, or

intercity bus transportation or intercity passenger rail transportation.”

o

ATTACHMENT 10
RPC Meeting - 01/22/14

ATTACHMENT 9
PC Meeting - 01/22/14
TRANSIT VISION: DIAL A RIDE SERVICE (UNFU N lagenda ltem 5.E

R
TRANSIT VISION: RTC RIDE FIXED ROUTE EXPANSION (lagenda ltem 5.E

MAP 7-1

MAP 7-3
— . S S S T
Cold
Springs E'I
. 2| {
f emmon Cola -
\ = vaiiey E, e T £
= Renc>Stead| =|
2 £ \ix_ & Lemmon z
=< £ _Almpart z Valley. =/
2 b2 - a5| Reno-Stead - ‘E'
: & Airport '~ 4 Spanish
e < —BNT Springs
= = 3|
&8}

California

ity

Washoe Coun

R Coremd L = < =
. | e | F S .= % v"‘ ey, e =
5 , i /] =
=] s
) e N 7
NS :

-

RANSPORTATION  mummalloms

CH.7 — INTEGRATING ALL TYPES OF T



Policy 1.3.2

o “...support TRANSIT goals...”

o “Design Guidelines require transportation
improvements including a bus pad easement and a
TRANSIT PLAN that provides regular and continuing
general or special transportation to multi-family facility
for residents that is financed by the applicant and
approved by the Washoe County Director of Community
Development.”

o This is a condition that must be satisfied and no

99 €¢

different than “five foot sidewalks,” “streetscape
requirements,”’ and “units cannot exceed 360.”



Serious Flaws

- Washoe County

UNR Study a result of weeks long exercise with engineer from

the Desert Research Institute and used by TMWA and UNR
research professors

- TMRPA

Jobs-housing balance used in the staff report was calculated in
King County, Washington (Seattle) with completely different
housing (‘““tens of thousands of multi-family units’’) and

industry mix than 2 miles from Pyramid Hwy and Calle de la
Plata

Staff report relies on out-of-state firm (Infogroup) with
erroneous local estimates




Serious Flaws

Vacancy rates are 4.4% in Spanish Springs and 0% for
three census tracts adjacent to the project (TMRPA
does not acknoweldge)

56% if all household earners have no or only one
worker (TMRPA uses two-household earners)

An additional 7,700 jobs created within two miles of
the analysis site upon buildout of the commercial and
industrially zoned land and 8,100 jobs within northern
Spanish Springs

Only 27% of Spanish Springs residents work in Spanish
Springs, the remaining 73% commute to Spanish
Springs (affordability)



Violation of the Fair Housing Act

e Governmental action has a “discriminatory effect” and
has a “‘significantly adverse impact on minorities.”

e Court found that zoning ordinance had “‘segregative
effect’’ and ‘““adverse impact on minorities’’ when
limiting construction of multi-family housing.

e In finding violation of the FHA, Court concluded
actions had a discriminatory effect on minorities by
maintaining dwelling unit limitations and in enacting a
resolution banning apartments.




Factual Information

No increase to 1,500 residential unit cap approved by
Regional Planning Commission and Governing Board

UNR Study verifies affordability and transit data

Comments from all reviewing agencies (Fire
Department, School District, Public Works, TMRPA,

City of Sparks, etc.)

100% municipal water from TMWA and Sewer
Capacity according to Wood Rodgers Report

So why do Regional Plan policies prohibit multi-family?




" THE TRUCKEE MEADOWS REGION
AND PLANNING FOR GROWTH

Kimberly H. Robinson

Truckee Meadows Regional Planning Agency
- December gth 2014
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How Much Are We Growing?¢

Around 127,000 Around 81,000
additional people in 2034 additional jobs in 2034

99% Increase 319% Increase



Detail

All People Ages 65+ Only People Ages 80+
120000 35000
103,209 29,865
100000 30000
25000
80000
62,201 20000
60000 -
15000 13,336
40000 4
10000 -
20000 -
5000 -
0 - T 0 A T
2014 2034 2014 2034

+4I,008 (66% increase) +16,529 (124% increase)



Approved Future Housing Units:

Percent by Jurisdiction
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Rivers, Streams, Creeks Highways Job Growth Rate

Commercial Square Footage
Miles of highways within the

Total miles of rivers, streams, Projected annual job growth

and creeks within Washoe TMSA. rate.
Source: Washoe County Consensus Forecast

Square footage of commercial

buildings within the TMSA.

Source: Washoe County Parcel Data County. Source: Washoe County GIS

Source: Washoe County GIS
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Current Employment Park Land Freeways Projected Employment

Number of jobs within Washoe Park acreage within the TMSA. Mileage of freeways within the Projected number of jobs within
TMSA. Washoe County as of 2034.

County. Source: Washoe County GIS
Source: Washoe County GIS Source: Washoe County Consensus Forecast

Source: Washoe County Consensus Forecast

[ 1.22% | éf442,123§§

L\ J \ 4
X \\ people /7

Projected Population Industrial Square Footage

Projected population of Washoe  Square footage of
County for the year 2034, Industrial buildings within the
TMSA.,

Population Growth Rate Current Population
Current population within
Washoe County.

Projected annual population

growth rate.

Source: Washoe County Consensus Forecast ~ Source: Washoe County Consensus Forecast  Source: Washoe County Consensus Forecast
Source: Washoe County Parcel Data
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Miles of local roadways within Total number of housing units Potential future units within the ~ Acreage of major water features
the TMSA. within the TMSA. TMSA. within the TMSA.
Source: Washoe County GIS Source: Washoe County GIS Source: TMRPA Source: Washoe County GIS
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Vacant Land

Vacant land acreage within the
TMSA.

Source: Washoe County Parcel Data
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