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Master Plan Amendment Case No. MPA15-006 and Regulatory Zone
Amendment case No. RZA15-007 - Hearing, discussion, and possible action
to approve: (1) an amendment to the Spanish Springs Master Plan Map,
changing the Master Plan category from Suburban Residential (sR) to
Industrial (I) on one *60 acre parcel (APN: 538-171-09); a16 (Z) x,
amendment to the Spanish Springs Regulatory Zone Map changing the
Regulatory Zone from Low Density suburban (LDS) to Industrial (I) on the
same *60 acre parcel subject to the adoption of Master Plan Amendment
CaseNo. MPA15-006.

And if approved,

Authorize the Chair to sign the resolutions to adopt the amendments to the
Spanish Springs Area Plan after a determination of conformance with the
Truckee Meadows Regional Plan by the Truckee Meadows Regional
Planning Commission. (Commission District 4.)

SUMMARY

The applicant, Mystic Mountain, LLC has submitted a Master Plan Amendment (MPA15-
006) requesting to:

o Amend the Spanish Springs Master Plan Map from Suburban Residential (SR) to
Industrial (I) on one *60 acre parcel (APN: 538-171-09); and

o Amend the Spanish Springs Regulatory Zone Map from Low Density Suburban
(LDS) to Industrial (I) on the same *60 acre parcel (APN: 538-l7l-09).

Washoe County Strategic Objective supported by this item: Safe, secure and healthy
communities.

PREVIOUS ACTION

November 3, 2015 - The Washoe County Planning Commission held a public hearing on
Master Plan Amendment Case No. MPA15-006 proposing to amend the Spanish Springs
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Master Plan Map on one *60 acre parcel (APN: 538-171-09) from Suburban Residential
(SR) to Industrial (I) and Regulatory Zone Amendment Case No. RZA15-007 proposing to
amend the Spanish Springs Regulatory Zone Map on the same *60 acre parcel from iow
Density Suburban (LDS) to Industrial (I), and unanimously voted to recommended adoption
of both amendments to the Board of County Commissioners.

BACKGROUND

If the proposed amendments are adopted, the subject !60 acre parcel will have Industrial
zoning, which will allow for the expansion of the Spanish Springs Business Park. The
applicant states that this proposal is in response to a Decemb er 2013 study, "Truckee
Meadows Regional Industrial Lands Analysis" prepared for the Truckee Meadows Regional
Planning Agency that concluded the Truckee Meadows Region is short on Industrial ioned
ready-to-build large parcels consisting of 20 acres or larger in size.

On June 23,2015, the Washoe County Board of County Commissioners approved removal
of the 9.86 percent commercial/industrial cap in the Spanish Springs Area Plan (Master plan
Amendment Case Number MPA10-002), and that MPA is pending conformance review by
the TMRPA. It is anticipated that this proposal will be found in conformance with the
Truckee Meadows Regional Plan due to a recent amendment to Regional PIan Policy 1.3.3
which allows for an increase in size of existing contiguous industrial land use in the Spanish
springs Area Plan by no more than 150 acres over the next 10 years.

FISCAL IMPACT

No fiscal impact.

RECOMMENDATION

It is recommended that the Board of County Commissioners approve: (l) an amendment to
the Spanish Springs Master Plan Map, changing the Master Plan Category from Suburban
Residential (SR) to Industrial (I) on one *60 acre parcel (APN: 538-171-09); and (2)
approve an amendment to the Spanish Spring Regulatory Zone Map, changing the
Regulatory Zone from Low Density Suburban (LDS) to Industrial (I) on tlie same +60 ac.e
parcel subject to the adoption of Master Plan Amendment Case No. MpA15-006.

And if approved,

Authorize the Chair to sign the resolutions to adopt the amendments to the Spanish Springs
Area Plan after a dete'rmination of conformance with the Truckee Meadows Regiona flan
by the Truckee Meadows Regional Planning Commission.

POSSIBLE MOTION

Should the Board agree with staff s recommendation, a possible motion would be:

"Move to approve (1) an amendment to the Spanish Springs Master Plan Map, changing the
Master Plan Category from Suburban Residential (SR) to Industrial (I) on one 1k0 acre
parcel (APN: 538-171-09); and (2) to approve an amendment to the Spanish Spring
Regulatory ZoneMap, changing the Regulatory Zone from Low Density Suburban lI,OSy to
Industrial (I) on the same *60 acre parcel subject to the adoption of Master plan
Amendment Case No. MPAl5-006."



Washoe County Commission Meeting of December 8,2015
Page 3 of3

"I further move to authorize the Chair to sign the Resolutions to adopt the amendments to
the Spanish Springs Area Plan after a determination of conformance with the Truckee
Meadows Regional Plan by the Truckee Meadows Regional Planning Commission."

Attachments:

Attachment A: BCC Resolutions

Attachment B: November 3,2015 Planning Commission Staff Report & Attachments
Attachment C : Planning Commission Resolutions



Attachment A

WASHOE COUNTY COMMISSION 1001 E.9th Steet
P.O. Box 11130

Reno, Nevada89520
(77s) 328-200s

ADopnNG AN AMENDM=rur roTi?ostTi?JH spRrNGs MAsTER pLAN MAp,
A PART OF THE WASHOE COUNTY MASTER PLAN

(CASE NUMBER MPAl5-006)

WHEREAS, Sections 278.150,278.170 and 278.210, Nevada Revised Statutes, specify that the
Wghry County Planning_Commission may prepare, adopt and amend a master plan foi all or any part
of the County, subject to County Commission approval;

WHEREAS, Section 278.160, Nevada Revised Statutes, specifies that the master plan shall include
the following subject matter or portions thereof as deemed appropriate: Community desigl,
conservation plan, gggnomic plan, historic properties preservation plan, housing plan, landuse plan,
population plan, public buildings, public services and facilities, recreation plan, iafety plan, seiimii
safety plan, solid waste disposal plan, steets and higlrways plan, transit plan, and traniportation plan,
and such other plans as judged necessary;

WHEREAS, A public hearing on the adoption of the amended SPANISH SPRINGS MASTER
PLAN MAP, a part of the Washoe County Master Plan, as set forth in Exhibit A, was held on
November 3,2015, by said Planning Commission;

WHEREAS, The Washoe County Planning Commission has found that the SPANISH SPRINGS
MASTER PLAN MAP, a part ofthe Washoe County Master Plan, together with the applicable maps
and descriptive matter, provide a long-term general plan for the development of the County including
the subject matter currently deemed appropriate for inclusion in the Masler Plan, and has suLmitted tt1l
amendments to the SPANISH SPRINGS MASTERPLANMAP, apart of theWashoe CountyMaster
Plan, to the Board of County Commissioners, Washoe County, with the recommendation for ipproval
and adoption thereof;

WHEREAS, Section 278.220, Nevada Revised Statutes, specifies that the Board of County
Commissioners of Washoe County, Nevada, may adopt and endorse plans for Washoe County ai
reported by the Planning Commission, in order to conserve and promote the public health, safetyand
general welfare;

__W$EIE4!. A publig hgaring on the adoption of the Washoe County Master Plan, including the
SPANISH SPRINGS MASTER PLAN MAP, was first held on May 2l,lgg1, with the most recent
amendment to the SPANISH SPRINGS MASTER PLAN MAP being held on January 12,2010,by
the Board of County Commissioners of Washoe County, Nevada;

WHEREAS, At the conclusion of the public hearing, the Board of County Commissioners endorsed
the amendments to the SPANISH SPRINGS MASTER PLAN MAP, a part of the Washoe County
Master Plan, pursuant to Section 278.0282, Nevada Revised Statutes, for conformance review with the
Truckee Meadows Regional Plan;

WHEREAS, A public hearing for the review of conformance of the Washoe County Master Plan,
including the SPANISH SPRINGS MASTER PLAN MAP, was first held on October 23,lggl,with
the most recent amendment to the SPAIIISH SPRINGS MASTER PLAN MAP being heid on

(RPC Conformance Review date), by the
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Truckee Meadows Regional Planning Commission, at which time the plan was deerned in
conformance with the Truckee Meadows Regional Plan; and

WHEREAS, The amendment to the SPANISH SPRINGS MASTER PLAII MAP, a part of the
Washoe County Master Plan, which is in conformance with the Truckee Meadows Regional Plan, has
completed all the necessary requirements for adoption as specified in the Nevada ReviJed Statutes and
Article 820, Amendment of Master Plan, of the Washoe County Development Code; now, therefore, it
is hereby

RESOLVED, BY THE BOARD OF COUNTY COMMISSIONERS OF WASHOE COUNTY,
NEVADA that the Board does hereby adopt and endorse the amended SPANISH SPRINGS MASTER
PLAII MAP, a part of the Washoe County Master Plan, to serve as a guide for the orderly growth and
development of Washoe County, Nevada.

ADOPTED this 8th day of December, 2015

WASHOE COUNTY COMMISSION

Marsha Berkbigler, Chair

ATTEST:

Nancy Parent, County Clerk
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WASIIOE COUNTY COMMISSION 1001 E. 9th Sfreet
P.O. Box 11130

Reno, Nevada 89520
(77s) 328-200s

RESOLUTION
ADOPTING A}[ AMENDMENT TO THE

SPANTSH SPRTNGS AREA pLAt[ REGULATORY ZONE MAp (RZA15-007)

WHEREAS, Mystic Mountain LLC, applied to the Washoe County Planning Commission to
amend the regulatory zone of one parcel (APN: 538-17149) from Low Density Suburban (LDS)
to Industrial (I) as set forth in Exhibit A attached hereto;

WHEREAS, On November 3, 2015, the Washoe County Planning Commission held a duly
noticed public hearing determined that it had given reasoned consideration to the information it
had received from staff, the applicant and from public cornment regarding the proposed
Regulatory Zone Amendment (Case No. RZA15-007), approved the request for adoption; and, in
connection therewith, made the following findings as required by Washoe County Development
Code Section 1 10.821. 15:

1. Consistency with Master Plan. The proposed amendment is in substantial compliance
with the policies and action programs of the Master Plan.

2. Compatible Land Uses. The proposed amendment will provide for land uses compatible
with (existing or planned) adjacent land uses, and will not adversely impact the public
health, safety or welfare.

3. Response to Change Conditions: more desirable use. The proposed amendment responds
to changed conditions or further studies that have occurred since the plan was adopted by
the Board of County Commissioners, and the requested amendment represents a more
desirable utilization of land.

4. Availabilitv of Facilities. There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommodate the uses and densities permitted by
the proposed amendment.

5. No Adverse Effects. The proposed amendment will not adversely effect the
implementation of the policies and action programs of the Washoe County Master Plan.

6. Desired Pattern of Growth. The proposed amendment will promote the desired pattern for
the orderly physical growth of the County and guides development of the County based
on the projected population growth with the least amount of natural resource impairment
and the effrcient expenditure of funds for public services.

7. Effect on a Military Installation When a Military Installation is Required to be Noticed.
The proposed amendment will not affect the location, purpose and mission of a military
installation.

WHEREAS, This action will become effective after the adoption of Master Plan Amendment
Case Number MPA15-006;



Regulatory Zone Amendment
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NOW THEREFORE BE IT RESOLVED,

That this Board of County Commissioners affirms the findings of the Planning Commission
and hereby ADOPTS the amendment to the Spanish Springs Area Plan Regulatory Zone Map
(Case No. RZA15-007), as provided in the map and documents attached hereto.

ADOPTED this 8th day of December,z}ls, to be effective only as stated above.

WASHOE COUNTY COMMISSION

Marsha Berkbigler, Chair

ATTEST:

Nancy Parent, County Clerk
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Subject:

ApplicanUProperty Owner:

Agenda ltem Number:

Summary:

Recommendation:

Prepared by:

Phone:
E-Mail:

Attachment B

Planning Commission Staff Report
Meeting Date: November 3, 2015

Master Plan Amendment Case Number MPAIS-006 and
Regulatory Zone Amendment Case Number RZAIb-007

Mystic Mountain LLC

8A

To amend the Washoe County Master Plan Category on one
t60.15 acre parcel from Suburban Residential (SR) to lndustrial
(l); anO to amend the Regulatory Zone on the same 160.15 acre
parcelfrom Low Density Suburban (LDS) to lndustrial (l).

Adopt Master Plan Amendment Gase Number MPA15-006 and
Regulatory Zone Amendment Case Number RZAl5-007 and
authorize the Chair to sign both attached resolutions.

Grace Sannazzaro, Planner
Washoe County Community Services Department
Planning and Development Division
775.328.3627
gsannazzaro@washoecounty. us

Description

Master Plan Amendment Case Number MPA,15-006 and Regulatory Zone Amendment
Case Number RZA1 5-007 - Hearing, discussion, and possible action:

1) To adopt by resolution an amendment to the Spanish Springs Master Plan Map,
changing the Master Plan Category from Suburban Residential (SR) to lndustrial (l) dn
one t60'15 acre parcel;and

2) Subject to final approval of the associated Master Plan Amendment, to approve a
resolution recommending adoption of an amendment to the Spanish Springs Regulatory
Zone Map, changing the Regulatory Zone from Low Density Suburban 1t-OS; t6
lndustrial (l) on one 160.15 acre parcel.

To reflect changes requested within this application and to maintain currency of general area
plan data, administrative changes to the Spanish Springs Area Plan are propoied. These
administrative changes include a revised map series with updated parcel base and updated
applicable text, and other matters properly relating thereto without prejudice to the final
dispensation of the proposed amendments.

MPAI5-006 & RA15-007
MYSTIC MOUNTAIN LLC
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ApplicanUProperty Owner:
Location:

Assessol's Parcel No:
ParcelSize:
Existing Master Plan Category:
Proposed Master Plan:
Existing Regulatory Zone;
Proposed Reg ulatory Zone:
Area Plan:
Citizen Advisory Board:
Development Code:

Commission District:
Sectionff ownsh ip/Ran ge:

Mystic Mountain LLC
Adjacent to the west of the Pyramid Highway
(SRaaS); adjacent to the north of the Spanish
Springs Business Park; approximately one{hird
mile north of lngenuity Avenue and approximately
one-third mile south of Pebble Creek Drive.
538-171-09
+ 60.151 acres
Suburban Residential (SR)
lndustrial(l)
Low Density Suburban (LDS)
lndustrial(l)
Spanish Springs
Spanish Springs
Article 820, Amendment of Master Plan
Article 821, Amendment of Regulatory Zone
4 - Commissioner Hartung
Section 14,T21N, R20E, MDM,
Washoe County, NV

a

a

a

a

a

a

a

a

a

a

a
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Explanation of a Master Plan Amendment

The purpose of a Master Plan Amendment application is to provide a method of review for
requests to amend the Master Plan.

The Master Plan guides growth and development in the unincorporated areas of Washoe
County, and consists of three volumes. By establishing goals and implementing those goals
through policies and action programs, the Master Plan addresses issues and concerns both
countyna/de and within each community. Master Plan amendments ensure that the Master Plan
remains timely, dynamic, and responsive to community values. The Washoe County Master
Plan can be accessed on the Washoe County website at http://www/washoecounty.us, select
Departments, Planning and Development, then Planning Documents (Master Plan, Regulatory
Zone) - or it may be obtained at the front desk of the Washoe County Planning and
Development Division.

Volume One of the Master Plan outlines six countywide priorities through the year 2025. These
priorities are known as Elements and each is summarized below. The Land Use and
Transportation Element, in particular, play a vital role in the analysis of a Master Plan
Amendment.

. Population Element. Projections of population, housing characteristics, trends in
employment, and income and land use information for the County.

. Conservation Element. lnformation, policies and action programs, and maps necessary
for protection and utilization of cultural and scenic, land, water, air and other resources.

. Land Use and Transportation Element. lnformation, policies and action programs, and
maps defining the County's vision for development and related transportation facilities
needed for the forecasted growth, and protection and utilization of resources.

. Public Services and Facilities Element. lnformation, policies and action programs, and
maps for provision of necessary services and facilities (i.e. water, sewer, general
government and public safety facilities, libraries, parks, etc.) to serve the land use and
transportation system envisioned by the County.

. Housinq Element. lnformation, policies and action programs, and maps necessary to
provide guidance to the County in addressing present and future housing needs.

. Open Soace and Natural Resource Manaqement Plan Element. lnformation, policies
and action programs, and maps providing the necessary framework for the management
of natural resources and open spaces.

Volume Two of the Master Plan consists of 13 Area Plans, which provide detailed policies and
action programs for local communities in unincorporated Washoe County relating to
conservation, land use and transportation, public services and facilities information, and maps.

Volume Three of the Master Plan houses Specific Plans, Joint Plans and Community Plans that
have been adopted by the Washoe County Board of County Commissioners. These plans

Master Plan Amendment Case No. MPA15-006 & Regulatory Zone Amendment Case No. RZA15-007
Page 4 of 29
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provide specific guiding principles for various districts throughout unincorporated Washoe
County.

Requests to amend the Master Plan may affect text and/or maps within one of the six Elements,
one of the 13 Area Plans, or one of the Specific Plans, Joint Plans or Community Plans. Master
Plan Amendments require a change to the Master Plan and are processed in accordance with
Washoe County Chapter 110 (Development Code), Article 820, Amendment of Master Plan.

When making a recommendation to the Washoe County Commission to adopt a Master plan
Amendment, the Planning Commission must make at least three of the findings as set forth in
Section 110.820.15, Review Procedures, of the Washoe County Developmeni Code, unless a
military installation is required to be noticed, then a finding of fact pursuant to subsection 6 of
Section 1 1 0.820.1 5 is also required. If there are findings contained in the Area Plan in which
the subject property is located, then the Planning Commission must make all of these findings in
addition to the above-referenced findings. The Planning Commission adopts a Master plan
Amendment by resolution approved by a vote of two thirds of the total membership of the
Planning Commission.

Explanation of a Requlatorv Zone Amendment

The following explains a Regulatory Zone Amendment, including its purpose, and the review
and evaluation process involved.

The purpose of a Regulatory Zone Amendment (RZA) is to provide a method for amending the
Regulatory Zone Maps of Washoe County. The Regulatory Zone Maps depict the Regulitory
(9nes (i.e. zoning) adopted for each property within the unincorporated area of Washoe County.
The Regulatory Zones establish the uses and development standards applied to each property.

Regulatory Zones are_ designed to implement and be consistent with the Master Plan by
ensuring that the stability and character of the community will be preserved for those who live
and work in the unincorporated areas of the County. A Regulatory Zone cannot be changed if it
conflicts with the objectives or policies of the Master Plan, including area plans thatlurther
define policies for specific communities. The Master Plan is the blueprint for development within
the unincorporated County. Pursuant to NRS 278, any action of the County relating to zoning
must conform to the Washoe County Master Plan.

Evaluation of the proposed Regulatory Zone Amendment involves review for compliance with
countyruide policies found in Volume One of the Washoe County Master Plan and applicable
area plan policies found in Volume Two of the Washoe County Master Plan. lf the subject
parcel(s) is within a Specific Plan, Joint Plan or Community Plan found in Volume Three ofitre
Master Plan, then supplemental review shall be required to ensure compliance with the
applicable plan. Additionally, the analysis includes review of the proposed amendment against
the findings found in Article 821, Amendment of Regulatory Zone, of the Washoe County
Development code and any findings as set forth in the appropriate Area plan.

Requests to change a Regulatory Zone affecting a parcel of land or a portion of a parcel are
processed under Article 821, Amendment of Regulatory Zone, of the Washoe County
Development Code. Rezoning or reclassification of a lot or parcel from one Regulatory Zone to
another requires action by both the Planning Commission and the BoLrd oi County
Commissioners.

Master Plan Amendment Case No. MPA1 5-006 & Regulato ry Zone Amendment Case No. RZA15-OO7
Page 5 of 29
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The Planning Commission may deny a Regulatory Zone Amendment or it may recommend
approval or modification of an amendment to the Board of County Commissioners. Upon an
affirmative recommendation by the Planning Commission, the Board of County Commissioners
is required to hold a public hearing which must be noticed pursuant to Section 110.821.20 of the
Washoe County Development Code. Final action is taken by the Board of County
Commissioners who may adopt, adopt with modifications, or deny the proposed amendment.

Master Plan Amendment Case No. MPA15-006 & Regulatory Zone Amendment Case No. RZA15-007
Page 6 of 29
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fuialvsis

The subject 60+ acre parcel is located in the Spanish Springs Suburban Character
Management Area (SCMA) adjacent to the north of the Spanish Springs Business Park. The
subject parcel will be an extension of the existing Business Park, and will be known as the
Northern Addition. The subject parcel has a Master Plan Category of Suburban Residential
(SR) and a Regulatory Zone of Low Density Suburban (LDS). The applicant is requesting that
the Master Plan Category be amended to lndustrial (l) and the Regulatory Zone be amended to
lndustrial (l) in order to expand the Spanish Springs Business Park. The applicant states that
since its inception in 1999, the Business Park has expanded from 300 acres to 500 acres and is
now two-thirds sold out with not many large parcels remaining that consist of 20 acres or more.
The applicant states that this request is in response to a study prepared for the Truckee
Meadows Regional Planning Agency dated December 12,2013, entitled the Truckee Meadows
Regional lndustrial Lands Analysis, which concluded that the Truckee Meadows Region lacks
development-ready large parcels consisting of 20 acres or more for industrial use.

The subject parcel is undeveloped and is surrounded by undeveloped parcels, with the Pyramid
Highway (SR445) being adjacent to the east. Adjacent to the north is a 135 acre parcel and a
+83 acre parcel, both with Low Density Suburban (LDS) zoning. Adjacent parcels to the south
and west are part of the Spanish Springs Business Park which are zoned lndustrial. The
applicant states that access to the subject parcel will be from Hawco Court, an existing +1,OOO
foot long cul-de-sac within the Business Park that connects to lngenuity Avenue. lngenuity
Avenue provides direct access into the Business Park from the Pyramid Highway. The applicant
states that there will be no street connection between the Business Park and the Pebble Creek
residential subdivision, which is approximately one-third of a mile to the north of the proposed
Northern Addition.

The Spanish Springs Area Plan Character Statement identifies the Suburban Character
Management Area (SCMA) as a designated area for growth. lt further states that the Spanish
Springs community will provide a range of employment and residential opportunities, and the
infrastructure will support both residential and non-residential uses. Land along the Pyramid
Highway within the SCMA is designated as part of the "suburban core'which is plinned for both
non-residential and residential uses.

The Washoe County Master Plan identifies the lndustrial Master Plan Category as one intended
to provide for industrial uses of all types such as manufacturing, warehousing, mining and
construction. The Master Plan further states that the lndustrial Master Plan Category is intended
to create an environment in which industrial operations may be conducted with minimal impact
on the natural environment and surrounding land uses. Table C-4 of the Spanish Springs Area
Plan restricts General lndustrial use-types to "intermediate" and 'limited", which means no
"heavy" industrial uses are allowed in the Spanish Springs Business Park. The applicant states
that the Business Park cunently consists of warehousing, manufacturing, offices, and
distribution centers.

Gompatibilitv

The Compatibility Table in the Land Use and Transportation Element of the Master Plan shows
the lndustrial regulatory zone to have a low compatibility with all residential regulatory zones
except for the Medium Density Urban (MDU) and High Density Urban (HDU) regulatory zones.
However, the lndustrial zoned Spanish Springs Business Park was specifically planned for in

Master Plan Amendment Case No. MPA15-006 & Regulatory Zone Amendment Case No. RZA15-OOz
Page 11 ol29

MPA15-006 & RZAI5-007
MYSTIC MOUNTAIN LLC



1999 with Low Density Suburban (LDS) residential zoning adjacent to the north which includes
the subject parcel, and Medium Density Suburban zoning (MDS) across Calle de la Plata to the
south. The proposed amendments will result in the same zoning pattern with lndustrial and LDS
zoning adjacent to each other.

To the south and west of the subject parcel (North Addition) is the existing Business Park which
has lndustrial zoning, and to the north are undeveloped parcels with LDS residential zoning.
The applicant states that the North Addition will have similar type of businesses as the existing
Business Park, which includes warehousing, distribution, offices, and manufacturing or
assembly facilities. No heavy industrial land uses and/or of that scale of operation are allowed
in the Business Park as stipulated in the Spanish Springs Area Plan.

The Washoe County Develop Code and the Spanish Springs Business Park Design Guidelines
(a part of the Spanish Springs Area Plan) provide for extensive setbacks, landscaping,
fencing/wall requirements between industrialand residential uses, and architectural, lighting and
noise standards. Landscaping requirements include the planting of trees every twenty feet
alongside required solid decorative walls/fences on the industrial property. All areas of an
lndustrial zoned parcel that adjoin a street require a tree every fifty feet. When an industrial use
adjoins a residential use, Washoe County Development Code Article 412 requires a landscaped
buffer of at least 15 to 20 feet in width along the entire length of the adjoining common properly
line. ln summary, lndustrial and residential land uses can coexist within close proximity of one
another with suitable mitigation measures, resulting in a suitable land use pattern.

Services and Facilities

Water and Sewer: Truckee Meadows Water Authority (TIvl\,VA) provides community water
service and Washoe County provides community sewer service in the subject area. Washoe
County Public Works has advised there is adequate waste water capacity for anticipated
development that may occur as a result of the proposed amendments on the subject 160 acre
parcel. The applicant states that a county sewer lift station is located along the northern
boundary of the subject property. Nonpotable water for landscape irrigation and industrial
processing is supplied by the City of Sparks effluent water system. The applicant advises that
storage tanks, transmission lines, and distribution water lines for potable and nonpotable water
are built and existing for service to the subject parcel.

Storm Drainaqe: The applicant states that all storm water runoff from the subject parcel will be
conveyed to the Boneyard Flat, which has been accepted by Washoe County as a location for
increase in runoff from development within the northern portion of the Spanish Springs planning
area. Boneyard Flat is near the northwest corner of the subject parcel. Any impacts created by
the development of the subject parcel must comply with generally applicable codes at the time
that development takes place.

Communifu Services: Truckee Meadows Fire Protection District has a station near La Posada
and Pyramid Highway. Northern Nevada Medical Center and Renown Urgent Care are the
nearest health care facilities. Alice Taylor, Shaw Middle, and Spanish Springs High schools are
all within the Spanish Springs planning area. Nearby public parks include Sky Ranch, Gator
Swamp and Eagle Canyon. The Spanish Springs Public Library is on the Pyramid Highway.

Traffic: The submitted Traffic lmpact Study (TlS) analyzed the impact of the project on the
intersections of Pyramid Highway at Calle de la Plata and lngenuity Avenue. RTC reviewed the
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TIS and responded stating that with the three-quarter of a mile distance of the pyramid
Highway/Calle de la Plata Drive intersection from lngenuity Avenue, a traffic light is not
warranted at this intersection. RTC also stated that at the Pyramid Highway/lngenuity Avenue
intersection for left turn storage requirements, the existing turn pockets on the dramid Highway
meet NDOT access management standards for the project traffic.

The TIS states that the Spanish Springs Business Park helps to balance the directional traffic
distribution in Spanish Springs, and the expansion of the Business Park will further balance the
reverse traffic pattern. The applicant states that the proposed lndustrial regulatory zone will
have less impact on local traffic in the Pebble Creek subdivision to the north than if it were to
remain with LDS zoning, which allows residential subdivision development. This is because
there will be no connecting streets between the Business Park, including its Northern Addition
(subject parcel) and the Pebble Creek residential subdivision. Access to tne Northem Addition
will be directly off the Pyramid Highway via lngenuity Avenue and Hawco Court, which are
within the spanish springs Business Park. (Traffic lmpact study- Attachment F)

Washoe Countv Master Plan

Master Plan Amendments and Regulatory Zone Amendments are to be reviewed for
consistency with applicable policies and action plans of the Washoe County Master plan. The
following Master Plan policies and programs are applicable to the proposed amendment
requests.

LAND USE AND TRANSPORATTON ELEMENT - Volume One of the Washoe County
Master Plan

GoalThree: The majority of growth and development occurs in existing or ptanned
comm u nities, utilizi n g smart growth practi ces.

Policy LUT.3.1 Require timely, orderly, and fiscally responsible groMh that is directed to
existing suburban character management areas (SCfr/As) within the Area
Plans as well as to growth areas delineated within the Truckee Meadows
Service Area (TMSA).

Policy LUT.3.2 ln order to provide a sufficient supply of developable land to meet the needs of
the population, Area Plans shall establish growth policies that provide for a
sufficient supply of developable land throughout the planning horizon of the
next 20 years, with considerations to phase future growth and development
based on the carrying capacity of the infrastructure and environment.

Policy LUT.3.5 Area Plans shall identify adequate land, in locations that support the regional
form and pattern, for the residential, commercial, civic and industrial
development needs for the next 20 years, taking into account land use
potential within the cities and existing unincorporated centers, existing vacant
lots, and resource and infrastructure constraints.

Staff Comment (PoliciQs. LUT.3.1: L|JT.S.2 and LtJT.3.St: The subject request is proposing an
expansion to the Spanr'sh Springs Busrness Park, known as the Norlhern Addition, during alime
yhere a study prepared for the Truckee Meadows Regional Planning Agency idetntifiedlhat the
Truckee Meadows Region is lacking ready-to-buitd large parcels consisfing of 20 acres or more
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for industrial-type businesses. The subject parcel is located within the Spanish Springs SCMA
and the TMSA which has available infrastructure and access.

POPULATION ELEMENT- volume one of the washoe Gounty Master plan

GoalThree: Plan for a balanced development pattern that includes emptoyment and
housing opportunities, public services and open spaces.

Goal Four: Goordinate population growth with the availability of water, sanitary
sewer, streets and highways, and other public facilities and services.

Goal Five: Development occurs where infrastructure is available.

Staff Comment (Goals Three. Four and Fivel: The proposed amendments will allow for
increased employment opportunities in the Spanish Sprngs planning area. Pubtic services,
facilities, and infrastructure are available and there are no affected open spaces. TMWA is the
water purveyor and Washoe County is the sanitary sewer seruice provider for the subject area.
Washoe County Public Works has advised that if approved, there is adequate sewer capacity
for lndustrial land use types on the subject +60 acre parcel. Primary streefs and highways used
fo access the subiect site will be the Pyramid Highway, McCarran Boulevard, and the U.S. 395
and l-80 freeways.

Spanish Sprinqs Area Plan

Master Plan Amendments and Regulatory Zone Amendments are required to be reviewed for
compliance with applicable goals and policies of the Spanish Springs Area Plan, which is a part
of the Washoe County Master Plan. The following goals and policies of the Spanish Springs
Area Plan are applicable to the proposed amendment requests.

Vision and Character Management

Land Use

GoalOne: The pattern of land use designations in the Spanish Springs Area plan
will implement and preserve the community character described in the
Gharacter Statement.

Policy SS.1.3 The following Regulatory Zones are permitted within the Spanish Springs
Suburban Character Management Area:

a. High Density Rural (HDR - One unit per 2.S acres).

b. Low Density Suburban (LDS - One unit per acre).

c. Medium Density Suburban (MDS - Three units per acre).

d. High Density Suburban (HDS limited to the areas designated HDS prior to
August 17,2004)

e. Neighborhood Commercial/Office (NC).

f. General Commercial (GC)- GC limited to the areas designated GC prior
to August 17,2004.

g. lndustrial (l).
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h. Public/Semi-Public Facilities (PSP).

i. Parks and Recreation (PR).

j. General Rural(GR).

k. Open Space (OS).

Policy SS.f .5 ln some cases, the land uses available in certain regulatory zones in the
Spanish Springs Area PIan differ from those in the same regulatory zones in
the Development Code. Appendix C - Allowable Land Uses in the Spanish
Springs Area Plan, lists the land uses available under each land use
designation in the Spanish Springs Area Plan. Regulatory zones not listed
above in policies SS 1.3 and SS 1.4 are not permitted in the Spanish
Springs Area Plan.

Staff Comment: lf approved, the request will result in lndustrial zoning on the subject parcel and
an expansion to the existing Spanrsh Sprngs Business Park, both of which are within the
Spanrsh Springs SCMA. Policy SS.7.3 sfafes that lndustrial zoning is allowed within the SCMA.
Table C-4 of Appendix C of the Spanrsh Spnngs Area Plan allows'Limrted General lndustrial"
and "lntermediate General lndustrial" use fypes on parcels with lndustrial zoning. The Washoe
County Development Code identifies typical "Limited General lndustriaf'use fypes as apparel
manufacturing, paper products finishing, furniture production and production of fabricated metal
products and typical 'lntermediate General lndustriaf' use fypes as production of food
subsfances, household appliance manufacturing, prefabrication of manufactured buildings, and
maior repair/reconstruction and storage of fabricated housing. Table C-4 does not allow "Heavy
General lndustrial" use fypes in the Spanish Sprhgs planning area. The Washoe County
Development Code defines "Heavy General lndustrial" use types as uses which should not be
located near residential or commercial uses due to the intensive nature of the industriat activity
and/or the scale of operation, such as motor vehicle assembly, sawmills, textile dyeing, leather
tanning, and hazardous chemical production.

Policy SS.1.6 Staff will review any proposed Master Plan Amendment against the findings
identified in the Plan Maintenance section of this plan and make a
recommendation to the Planning Commission. At a minimum, the Planning
Commission must make each of these findings in order to recommend
approval of the amendment to the Board of County Commissioners.

Staff Comment: The findings required in the Plan Maintenance section are listed and dr.scussed
later in this report under "Findings for Master Plan Amendment".

Scenic/Recreational/Gultural Resources

Goal Four:

Policy SS.4.1

Maintain open vistas of the surrounding ridges and more distant
mountain ranges, and minimize the visual impact of hillside
development.

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. utility
transmission facilities will be subject to a special use permit. ln considering
whether to grant a special use permit or in consideration of any conditions
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including underground placement which may be placed upon an approval,
the Planning Commission will utilize the best available information
including, but not limited to, the most recent Regional Utility Corridor Report
and any Environmental lmpact Statement or other study undertaken
regarding the proposal.

Staff Comment: The applicanf sfafes that utility infrastructure will be placed underground.

Goal Five: The built environment will implement and preserve the community
character as described in the Spanish Springs Vision and Character
Statement.

Policy SS.5.1 Development, including that granted by a special use permit, but excluding
educational facilities, within the Spanish Springs planning area will comply
with the appropriate development standards and design guidelines as
detailed in Appendix A -Westem Theme Design Guidelines and Appendix
B - Business Park Design Guidelines.

Staff Comment: The Business Park has esfab/ished design guidelines outlined in Appendix B-
Business Park Design Guidelines with specific criteria regarding architecture, lighting, noise,
stgns, screening and buffers by which each proposal musf be evaluated for compliance and
approval. The Business Park Design Guidelines provide a set of expectations for fhe useg
character, and quality of industrial-business park development. Being an extension of the
Spanish Sprngs Busrness Park, the subject parcel will be subject to these guidelines.

Water Resources - Supply

GoalTwelve: Water resources will be supplied to land uses in the Spanish Springs
planning area according to the best principles/practices of
sustainable resource development.

Policy SS.12.1 Residential and commercial development must utilize one or a combination
of the following reliable water resources that are replenished in quantities to
meet the needs of the area without reliance upon groundwater mining or
recharge from agricultural uses:

a. Decreed Truckee River water rights or other approved imported surface
water rights when used with an appropriate drought yield discount as
determined by the water purveyor and approved by the State Engineer.

b. lmported groundwater from a source that is replenished in sufficient
quantity to meet the demands placed upon a source without groundwater
mining.

c. Certificated groundwater rights or permitted quasi-municipal groundwater
rights (that existed as of May 22, 1990) matched by imported, decreed
surface water from a source such as the Truckee River.

i. For residential developments, the quantity of imported water decreed
surface water shall be equal to 50 percent of the groundwater
demand.

ii. For developments other than residential (commercial, industrial,
recreational, etc.), the quantity of the matching imported or decreed
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surface water rights shall be equal to 100 percent of the calculated
demand.

iii. The Truckee River surface water dedicated must be capabre of
diversion to the Orr Ditch.

Policy SS.12.2 To the extent that reuse water is available to meet a new proposed non-
potable water demand that is consistent with the use of reclaimed water,
potable water shall not be supplied to meet the demand.

Staff.Colnment (Policies.55.12.1 and 55.12.2t: The appticant has submitted as a part of their
application a letter verifying adequate water rights for lndustrial zoning on the proposed +60
acre parcel that will be an expansion of the Spanr'sh Springs Business Park The Truckee
Meadows Water Authority (TMWA) will make a determination of water rights at the development
stage. The applicanf sfafes that for inigation and industrial type processes, fhe Business park
uses reclaimed water from the Effluent Water Treatment Facility operated by the City of Sparks.

Water Resources - Service

Goal Fifteen: Water resources will be provided to residential and non-residentiat uses in
a manner that implements and preserves the community character as described in the
Spanish Springs Msion and Character Statement.

Policy SS.15.1 Whenever applicable, all development within the Spanish Springs
suburban character Management Area will connect to a community water
service.

Policy SS.15.2 lnfrastructure for the storage and distribution of treated effluent for irrigation
purposes will be encouraged in the Spanish Springs planning area.

Policy SS.15.3 Whenever feasible, the use of treated effluent for irrigation purposes will be
required.

Staff Comment (Policies 55.15.1. 55.15.2 and 55.15.3t: The subject parcel will connect to
existing community water through TMWA and will use nonpotable water from the Effluent Water
Treatment Facility operated by the City of Sparks for landscape inigation and industrial
processing.

Water Resources - Wastewater

Goal Sixteen: Wastewater treatment and disposal wilt be provided to residentia! and
nonresidential uses in a manner that implements and preserves the community character
as described in the Spanish springs vision and character statement.
Poricv ss'l6'1 

3',[ffiH'";lgffi?'ft,,":,l"fl:;:'r'["[1,, yJ'iT:.Jlf ,:sffi'**r'l!1,n"?
service.

$taff Comment: The subject parcel will connect to existing community selyer through Washoe
County Utility Seruices. Washoe County Public Works sfafes there would be adequate sewer
capacity for development that could result from the approval of the proposed amendments.

Plan Maintenance
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Goal Seventeen: Amendments to the Spanish Springs Area Plan will be for the purpose
of further implementing the Msion and Gharacter Statement, or to
respond to new or changing circumstances. Amendments must
conform to the Spanish Springs Vision and Character Statement.

ffi :ril':Jlli:fi ilrffi i#,":L:';",H"""JsTil:ljllf ",Hii;
and Character Statement.

Staff Comment: Ihe Spanrsh Springs Area Plan's Vision and Character Statement defines the
suburban core as one that is mostly concentrated along the west side of the Pyramid Highway
and includes a broad mix of non+esidentialuses fogether with residential uses. The suburban
core is part of the Suburban Character Management Area (SCMA). The SCMA is a designated
grovvth area in fhe Spanish Springs planning area, which allows a range of regulatory zones,
including industrial, commercial and residential. As sfated earlier in this report the subject
request is in response fo a study dated December 12, 2013, "Truckee Meadows lndustrial
Lands Analysis" prepared for the Truckee Meadows Regional Planning Agency, which
concluded that the Truckee Meadows Region lacks ready-to-build large parcels of 20 acres or
more for indusfrial uses.

Truckee Meadows Regional Plan

Master Plan Amendments are required to be reviewed and approved by the Truckee Meadows
Regional Planning Agency (TMRPA) for compliance with lhe 2012 Truckee Meadows Regional
Plan. The following goals and policies of the Regional Plan are applicable to the subject
application.

GOAL 1.1 Between 2007 and 2030, at least 99% of the region's population growth and
99% of the region's jobs growth will be located in the Truckee Meadows
Service Area (TMSA).

Staff Comment: The subject parcel is within the TMSA. The Truckee Meadows Regional Plan
was recently amended to allow an increase in the size of the existing contiguous industrial land
use in the Spanish Spnngs Area Plan by no more than 150 acres over the next 10 years.

Policy 1.1.8 The Regional Plan defines the Development Constraints Area (DCA) as an
overlay upon the Truckee Meadows Service Areas and the Rural Development
Area (see Map 3). The Development Constraints Area consists of playas,
jurisdictional water/wetland in accordance with Section 404 of the Clean Water
Act, designated FEMA floodway areas within the floodplain Zone AE floodways,
significant water bodies, natural slopes over 30%, publicly-owned open space,
and properties that are deed restricted to prevent development. Constrained
lands less than 1/3 acre in size will not be included in the Development
Constraints Area. The Development Constraints Area overlay takes precedence
over otherwise applicable policies describing the desired density and intensity of
development within the Truckee Meadows Service Areas and the Rural
Development Area.

Staff Comment: The subject parcelr's nof identified as a Development Constraints Area.

Policy 3.5.1 To be in conformance with the Regional Plan, the master plans, facilities plans,
and other similar plans of local governments and affected entities must ensure
that necessary public facilities and services to support new development are or
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will be available and adequate, based on adopted levels of services (LOS) at the
time the impacts of new development occur.

Staff Comment: Truckee Meadows Water Authority ffMWA) rs fhe provider for community
water serutbes and Washoe County is the provider for community sewer seryices in the subjeit
area. As previously stated, Washoe County Public Works has advised that there would be
adequate sewer capacltV for development that could result from the approval of the proposed
amendments. The applicant sfafes that the subject parcel should have atdequate wate'r rights to
serue the proposed lndustrial regulatory zone. lf there are any adverse impacts, the afplicant
will be required to work with TMWA and Washoe County on infrastructure improvements.
lrrigation water will be provided through the City of Sparks effluent water sysfem. The Truckee
Meadows Fire Protection District (TMFPD) is the provider for fire and emeigency seruices. Ihe
applicant sfafes that the current developed area of the Business Park receives fire water
throuq! its Early Suppression Fast Response (ESFR) sysfem from the Desert Sprngs Tank#J.
The TMFPD Station #17 is approximately two miles to the south of the subject parcet at the
corner of La Posada and the Pyramid Highway. RIC ,'s one of the Reviewing Agencies for this
application, and included the following as a paft of their response to the Tts:

.The policy Level of Seruice (LOS) standard for Pyramid Highway is E. New
intersections or changes to exisfing intersections sha// be designed to provide a
LOS consistent with maintaining the policy LOS of the intersection conidor. This
proiect should be required to meet all the conditions necessary to complete road
improvemenfs fo maintain policy LOS sfandards. Currently, there are no interim
improvements, i.e., widening from 2 to 4lanes on the Pyramid Highway north of
La Posada/Eagle Canyon projected by RTC atthis time."

Development Suitabilitv within the Spanish Sprinss Area ptan

The subject parcel is identified as "Most Suitable" on the Spanish Springs Development Suitably
Map. The subject parcel is fairly level with no development constraints such as flood areas,
slopes greater than 15%, or potential wetlands.

Neiqhborhood Meetinq

ln accordance with the provisions of NRS 278.210.2, the applicant is required to conduct a
neighborhood meeting prior to a Master Plan Amendment being scheduled before the planning
Commission. Washoe County's Master Plan Amendment application cycle did not coincide with
the Spanish Springs Citizen Advisory Board (CAB) meeting schedule; therefore the proposed
Master Plan Amendment and related Regulatory Zone Amendment were discussed at a
neighborhood meeting organized by the applicant.

NRS 278.210 requires the Neighborhood Meeting be noticed to a minimum of 30 separate
property owners within a 750 foot radius nearest the area to which the proposed amendment
pertains. The applicant chose to mail out 320 Neighborhood Meeting notices to include all of the
property owners within the Pebble Creek residential subdivision. Enclosed with the
Neighborhood Meeting Notice was a summary of the application, a portion of the application
that was submitted to Washoe County, and a list of 15 anticipated questions with answers. The
meeting was held at_-Spanish Springs Elementary School, 100 Marilyn Mae Drive on Monday,
October 5,2015 at 6:30 p.m. and was noticed in accordance with NRS 278.210, Article 8j0
(Master Plan Amendments) and Article 821 (Amendment of Regulatory Zone) of the Washoe
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County Development Code, which require notice be mailed 10 days prior to the Neighborhood
Meeting. The applicant states that 35 residents attended the October Sth meeting, however,
acknowledged that only 25 signed the "sign-in sheet".

At the Neighborhood Meeting, the applicant made a brief presentation outlining the requested
amendments. The applicant states that the following topics were brought up by the residents in
attendance: traffic on the Pyramid Highway, adverse effect of large truck traffic; building design,
placement and uses in the Business Park including buffers, setbacks and height limits; and
impacts on residential property values. (Attachment G)

Public Gomment

Dpwn Costa-Guyon, Chair of the Spanish Springs Citizen Advisory Board, attended the October
5m Neighborhood Meeting and at a later date submitted written comment to Washoe County
staff affirming the applicant's summary of the Neighborhood Meeting. Ms. Costa-Guyon's
comment concluded with a statement saying, "Developing the property in an lndustrial manner
does not present to me to be an rssue. I would recommend passing fhis." Washoe County staff
also received public comment in the form of an email from Carl Savely who expressed support
for the proposed amendments, stating that the subject parcel is better suited for an lndustrial
regulatory zone than a Residential regulatory zone. (Attachment H)

Public Hearins Notice

Notice for Master Plan Amendments has been provided in accordance with the provisions of
Nevada Revised Statutes 278.210, as amended; and Notice for Regulatory Zone Amendments
has been provided in accordance with the provisions of Nevada Revised Statutes 278.260, as
amended. The time and place of the public hearing must be provided in at least one publication
or a newspaper of general circulation in the city or county, at least 10 days before the day of the
public hearing. NRS requires a minimum of 30 separate property owners be noticed within a 750
foot radius of the subject parcel to which the proposed amendment pertains.

Compliance with Noticino Requirements. Owners of all real property to be
noticed are owners identified on the latest County Assessor's ownership maps
and records. Such notice is complied with when notice is sent to the last known
addresses of such real property owners as identified in the latest County
Assessot's records. Any person who attends the public hearing is considered to
be legally noticed unless those persons can provide evidence that they were not
notified according to the provisions of Articles 820 Master Plan Amendments and
821 Amendment of Regulatory Zone.

Notice for this Application: 57 property owners within 750 feet of the subject parcel were
noticed of the proposed Master Plan Amendment and Regulatory Zone Amendment by U.S.
Mail not less than 10 days before the scheduled Planning Commission meeting of November 3,
2015. A legal ad was placed in the Reno Gazette-Journal for October 20,2015 publication.

Reviewinq Aqencv Comments

The proposal was submitted to the following Reviewing Agencies for review and comment.

. Washoe County Community Services Department
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. Planning and Development

. Traffic

. Land Development

. Roads

. Sewer

. Building and Safety Division

. Parks and Open Space
Washoe County Health District

. Environmental Health

. MosquitoA/ector Control
Truckee Meadows Fire Protection District
Regional Transportation Commission
Nevada Department of Transportation
Washoe County School District
Truckee Meadows Water Authority
City of Sparks

The Regional Transportation Commission provided comments and the other below-listed
Reviewing Agencies responded stating that they have no comments. There were no
recommendations for denial. (Attachment E)

. RegionalTransportationCommission

. Roads, Washoe County Engineering

. Land Development, Washoe County Engineering

. Nevada Department of Transportation

Findinqs for Master Plan Amendment

Required findings for Master Plan Amendments are found in Article 820 Amendment of Master
Plan of the Washoe County Development Code and in Policies SS.17.1 and SS.17.2 of the
Spanish Springs Area Plan (a part of the Master Plan). When adopting an amendment, the
Commission shall make all required findings contained in the subject area plan and, at a
minimum, make at least three of the findings listed in Article 820 of the Washoe County
Development Code.

1. Consistencv with Master Plan. The proposed amendment is in substantial compliance
with the policies and action programs of the Master plan.

Staff Comment: The proposed amendments support the policies and action programs of the
Master Plan as detailed in this staff report.

2. Compatible Land Uses. The proposed amendment will not result in land uses which
are incompatible with (existing or planned) adjacent land uses, and will not adversely
impact the public health, safety or welfare.

$taff Comment: The existing land use pattern of lndustrial zoning adjacent to Low Density
Suburban (LDS) zoning will remain unchanged. lndustrial zoning designated to parcels within
fhe Spanish Springs Busrness Park and adjacent parcels with residential zoning have been
coexisting for approximately 15 years with no identified adverse impacts. The Business Park r.s
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restricted to "Limited" and "lntermediate" general industrial uses, which are compatible with
residential zoning with the implementation of proper mitigation measures as discussed earlier in
this report.

3. Response to Chanqe Conditions. The proposed amendment identifies and responds to
changed conditions or further studies that have occurred since the plan was adopted
by the Board of County Commissioners, and the requested amendment represents a
more desirable utilization of land.

Staff Comment: A study, "Truckee Meadows Regional lndustrial Lands Analysis" prepared for
the Truckee Meadows Regional Planning Agency concluded that the Truckee Meadows Region
ts shorf on development-ready large parcels consisfing of 20 acres or more for industrial-type
busrnesses. Ihis proposalsupports grovvth within the TMSA and the Spanrsh Sprlngs SCMA
which has existing i nfrastructure.

4. Availabilitv of Facilities. There are or are planned to be adequate transportation,
recreation, utility and other facilities to accommodate the uses and densities permitted
by the proposed amendment.

Staff Comment: Adequate infrastructure and other facilities have been shown to be sufficient to
accommodate the proposed changes in the Master Plan. TMWA and Washoe County are the
seruice providers for community water and sewer. TMFPD is the fire protection service provider.

5. Desired Pattern of Growth. The proposed amendment promotes the desired pattern for
the orderly physical growth of the County and guides the development of the County
based on the projected population growth with the least amount of natural resource
impairment and the efficient expenditure of funds for public services.

Staff Comment: The proposed amendment will allow for needed industrial fype uses in the
TMSA and the SCMA which has existing infrastructure. The SCMA r.s a desQnated area for
grovvth in the Spanish Sprlngs planning area.

6. Effect on a Militarv lnstallation. The proposed amendment will not affect the location,
purpose and mission of the military installation.

Staff Comment: This finding is nof applicable as there are no military installations within the
required noticing distance to the subject property and this finding therefore is nof required.

Spanish Sprinqs Area Plan Findinss

7. Policv SS.17.1 ln order for the Washoe County Planning Commission to recommend the
approval of ANY amendment to the Spanish Springs Area Plan the following findings
must be made:

a. The amendment will further implement and preserve the Vision and Character
Statement.

b. The amendment conforms to all applicable policies of the Spanish Springs Area Plan
and the Washoe County Master Plan.

c. The amendment will not conflict with the public's health, safety or welfare.

Master Plan Amendment Case No. MPA15-006 & Regulatory Zone Amendment Case No. RZA15-007
Page22of29

MPA15-006 & RZA|5-007
MYSTIC MOUNTAIN LLC



Staff Comment (Policv 55.17.1 (al (bt and (cl: The proposed amendments witt further
implement and preserue fhe Spanr'sh Spnngs Area Plan Vision and Character Statement, which
promotes an area of mixed land uses (zoning) and a range of employment opportunities. The
proposed amendments conform to all applicable policies of the Spanish Spnngs Area Plan and
the Washoe County Master Plan as provided earlier in this report. The proposed amendments
will not result in a conflict with the public's health, safety or welfare.

8. Policv SS.17.2 ln order for the Washoe County Planning Commission to recommend
approval of any amendment involving a change of land use, the following findings must
be made:

a. A feasibility study has been conducted, commissioned and paid for by the applicant,
relative to municipal water, sewer and storm water that clearly identifles the
improvements likely to be required to support the intensification, and those
improvements have been determined to be in substantial compliance with all
applicable existing facilities and resource plans for Spanish Springs by the
Department of Water Resources. The Department of Water Resources will establish
and maintain the standards and methodologies for these feasibility studies.

9taff Comment: Afeasibility study was provided by the appticant regarding Water, Storm Water,
Sewer, Effluent and Early Suppression Fast Response (ESFR) sysfems. The study clearly
identifies the availability of existing infrastructure, facilities and resources.

b. A traffic analysis has been conducted that clearly identifies the impact to the adopted
level of service within the [unincorporated] Spanish Springs Hydrographic Basin and
the improvements likely to be required to maintain/achieve the adopted level of
service. This finding may be waived by the Department of Public Works for projects
that are determined to have minimal impacts. The Department of Public Works may
request any information it deems necessary to make this determination.

Staff Comment: A Traffic lmpact Study (TIS) was submifted with the application. The TtS
analyzed the impact of the project on the intersections of Pyramid Highway at Catte de ta Ptata
and lngenuity Avenue, which were discussed earlier in this repoft. The Washoe County
Engineering and Capital Projects Division had no comments on the proposed amendments.

c. For commercial and industrial land use intensifications, the overall percentage of
commercial and industrial regulatory zone acreage will not exceed 9.86 percent of
the Suburban Character Management Area.

Staff Comment: On June 23, 2015, the Washoe County Board of County Commissioners
approved removal of the 9.86 percent commercial/industrial cap in the Spanish Springs Area
Plan (Master Plan Amendmenf Case Number MPA10-002), and the MPA is pending
conformance review by the TMRPA. lt is anticipated that this proposat witt be found in
conformance with the Truckee Meadows Regional Plan due to a recent amendment to Regional
Plan Policy 1.3.3 which allows for an increase in size of existing contiguous industriat land use
in the Spantsh Sprngs Area Plan by no more than 150 acres over the nert 10 years.

d. For residential land use intensifications, the potential increase in residential units will
not exceed Washoe County's policy growth level for the Spanish Springs Area Plan,
as established in Policy SS.1.2.

Staff Comment: Not applicable.
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e. lf the proposed intensification will result in a drop below the established policy level
of service for transportation (as established by the Regional Transportation
Commission and Washoe County) within the Spanish Springs Hydrographic Basin,
the necessary improvements required to maintain the established level of service are
scheduled in either the Washoe County Capital lmprovements Program or Regional
Transportation lmprovement Program within three years of approval of the
intensification. For impacts to regional roads, this finding may be waived by the
Washoe County Planning Commission upon written request from the Regional
Transportation Commission.

Staff Comment: RTC commented on the Traffic lmpact Study (I/S) as discussed earlier in this
report, and there is no anticipated drop in the Level of Seryice for the transportation network in
Spanish Sprhgs as a result of the proposed amendments.

f. lf roadways impacted by the proposed intensification are currently operating below
adopted levels of service, the intensification will not require infrastructure
improvements beyond those articulated in Washoe County and Regional
transportation plans AND the necessary improvements are scheduled in either the
Washoe County Capital lmprovements Program or Regional Transportation
lmprovement Program within three years of approval of the intensification.

Staff Comment: RTC commented on the Traffic lmpact Study (I/S) as discussed earlier in this
report, and there is no requirement for regional infrastructure improvemenfs as a result of the
proposed amendments.

g. Washoe County will work to ensure that the long range plans of facilities providers
for transportation, water resources, schools and paks reflect the policy growth level
established in Policy SS.1.2.

Staff Comment: Not applicable. Policy SS.7.2 addresses new residential units of land use
capacity.

h. lf the proposed intensification results in existing facilities exceeding design capacity
and compromises the Washoe County School District's ability to implement the
neighborhood school philosophy for elementary facilities, then there must be a
current capital improvement plan or rezoning plan in place that would enable the
District to absorb the additional enrollment. This finding may be waived by the
Washoe County Planning Commission upon request of the Washoe County Board of
Trustees.

Staff Comment: Not applicable. This proposal will increase lndustrialuses and will reduce the
potential number of housing units in the Spanish Springs planning area.

i. Any existing development in the Spanish Springs planning area, the Sun Valley
planning area, the Warm Springs planning area, or the City of Sparks, which is
subject to the conditions of a special use permit will not experience undue hardship
in the ability to continue to comply with the conditions of the special use permit or
otherwise to continue operation of its permitted activities.

Staff Comment: Not applicable. This proposal does not involve a special use permit.

Findings for Regulatorv Zone Amendment
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Required findings for Regulatory Zone Amendments are found in Article 821 Amendment of
Regulatory Zone of the Washoe County Development Code and are provided below with staff
comment. All of the findings must be made.

1. Consistencv with Master Plan. The proposed amendment is in substantial compliance
with the policies and action programs of the Master Plan.

Staff Comment: The proposed amendmenf does not conflict with the poticies and action
programs of the Master Plan as detailed in this staff report.

2. Comoatible Land Uses. The proposed amendment will not result in land uses which are
incompatible with (existing or planned) adjacent land uses, and will not adversely impact
the public health, safety or welfare.

Staff Comment: The existing land use pattern of lndustrial regulatory zoning adjacent to
residential regulatory zoning will remain unchanged. Parcels with tndustrial regutatory zoning
within fhe Spanish Springs Business Park and adjacent parcels with residential regulatory
zoning have been coexisting for approximately 15 years with no identified adverse impacts. The
Business Park is restricted to .Limited" and "lntermediate" general industrial uses, which are
compatible with residential regulatory zoning with the implementation of proper mitigation
measures as dr.scussed earlier in this report. The proposal will not adversety impact the public
health, safety or welfare.

3. Resoonse to Chanqe Conditions. The proposed amendment identifies and responds to
changed conditions or further studies that have occurred since the plan was adopted by
the Board of County Commissioners, and the requested amendment represents a more
desirable utilization of land.

Staff Comment: A study prepared for the Truckee Meadows Regional Planning Agency
revealed that the Truckee Meadows Region is shorf on development-ready large pArceis
consisting of 20 acres or more for industrial-type businesses. The subject proposalsupporfs
industrial grovtth within the TMSA and the Spanr.sh Sprhgs SCMA, which has existing
infrastructure.

4. Availabilitu of Facilities. There are or are planned to be adequate transportation,
recreation, utility and other facilities to accommodate the uses and densities permitted
by the proposed amendment.

Staff Comment: Adequate existing infrastructure and other facilities have been shown to be
sufficient to accommodate the proposed regulatory zone amendment.

5. No Adverse Effects. The proposed amendment will not adversely affect the
implementation of the policies and action programs of the Washoe County Master Plan.

Staff Comment: The proposed amendment does not conflict with the policies and action
programs of the Master Plan as detailed in this staff report.

6. Desired Paftern of Growth. The proposed amendment promotes the desired pattern for
the orderly physical growth of the County and guides the development of the County
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based on the projected population growth with the least amount of natural resource
impairment and the efficient expenditure of funds for public services.

Staff Comment: The proposed amendment will allow for needed industriat use-type
opportunities in the TMSA and the SCMA which is a designated area for grovvth in the Spanish
Spnhgs planning area which has existing infrastructure.

7. Effect on a Militarv lnstallation. When a Militarv lnstallation is Reouired to be Noticed.
The proposed amendment will not affect the location, purpose and mission of a military
installation.

Staff Comment: The proposed amendment will not have any effect on a military installation.

Recommendation (Master Plan Amendment Case Number MPA15-006 and Regulatory Zone
Amendment Case Number RZA15-007)

Based upon the information presented in the staff report, staff recommends that the required
findings can be made and the Planning Commission:

(1) Adopt an amendment to the Spanish Springs Master Plan Map, changing the master
plan category from Suburban Residential (SR) to lndustrial (l) on the subject 160 acre
parcel (APN: 538-171-09). Possible action to approve a resolution adopting an
amendment to the Spanish Springs Master Plan Map; and

(2) Subject to final approval of the associated Master Plan Amendment, recommend
adoption of an amendment to the Spanish Springs Regulatory Zone Map, changing the
regulatory zone from Low Density Suburban (LDS) to lndustrial (l) on the subject
parcel (APN: 538-'171-09). Approve a resolution recommending adoption of an
amendment to the Spanish Springs Regulatory Zone Map.

(3) lf the resolutions adopting the Master Plan Amendment and the resolution
recommending adoption of the Regulatory Zone Amendment are approved, direct staff
to forward these amendments to the Board of County Commissioners. These
approvals include administrative changes with a revised map series including an
updated parcel base and updated applicable test.

(4) lt is further recommended that the Chair be authorized to sign Resolutions Number 15-
21 and 15-22 on behalf of the Planning Commission.

Possible Motion

I move that, after giving reasoned consideration to the information in the staff report, written
testimony and verbal testimony received during the public hearing, and evidence produced at
the public hearing, that the required findings can be made and the Washoe County Planning
Commission:

(1) Adopt an amendment to the Spanish Springs Master Plan Map, changing the master
plan category from Suburban Residential (SR) to lndustrial (l) on the subject t60 acre
parcel (APN: 538-171-09). Approve a resolution adopting an amendment to the
Spanish Springs Master Plan Map; and
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(2) Subject to final approval of the associated Master Plan Amendment, recommend
adoption of an amendment to the spanish springs Regulatory Zone Map, changing the
regulatory zone from Low Density Suburban (LDS) to lndustrial (l) on the 

-subject

parcel (APN: 538-171-09). Approve a resolution recommending adoption of an
amendment to the Spanish Springs Regulatory Zone Map.

Authorize the Chair to sing Resolutions Number 15-21 and 15-22.

Direct staff to forward both amendments to the Board of County Commissioners.
These approvals include administrative changes with a revised map series including
an updated parcel base and updated applicable text.

This adoption and recommendation for adoption are based on the following findings for
a Master Plan Amendment and a Regulatory Zone Amendment as outlined below.

(3)

(4)

(5)

Findinss

1. Consistencv with Master Plan. The proposed amendmenf r's in substantial compliance
with the policies and action programs of the Master plan.

2. Compatible Land Uses. The proposed amendment will provide for land uses compatible
with (existing or planned) adjacent land uses, and will not adversety impact the public
health, safety or welfare.

3. Response to Chanqe Conditions. The proposed amendmenf responds to changed
conditions or further sfudies that have occurred since the plan was adopted by the Board
of County Commissioners, and the requested amendment represents a moie desirable
utilization of land.

4. Availabilitv of . Facilities. There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommodate fhe uses and densities permifted
by the proposed Master Plan designation.

5. Pesired Paftern of Grovvth. The proposed amendment wilt promote the desired paftern
f9r the orderly physical grovvth of the County and guides development of the'County
based on the projected population growth with the least amountt of natural resource
impairment and the efficient expenditure of funds for public services.

The amendment will further implement and preserue the Vision and Character
Statement.

The amendment conforms to all applicable policies of the Spanish Spnngs Area Plan
and the Washoe County Master Plan.

The amendment will not conflict with the public's health, safety or welfare.

A feasibility study has been conducted, commissioned and paid for by the applicant,
relative to municipal water, sewer and storm water that clearty identiftes the
improvements likely to be required to support the intensification, and those
improvements have been determined to be in substantial compliance with all
applicable existing facilities and resource plans for Spanish Spnngs by the Department
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of Water Resources. The Department of Water Resources will establish and maintain
the standards and methodologies for these feasibility studies.

10. A traffic analysis has been conducted that clearly identifies the impact to the adopted
level of seruice within the funincorporated] Spanrsh Sprngs Hydrographic Basin and
the improvements likely to be required to maintain/achieve the adopted level of
seruice. This finding may be waived by the Department of Public Works for projects
that are determined to have minimal impacts. The Department of Public Works may
request any information it deems necessary to make this determination.

11. For commercial and industrial land use intensifications, the overall percentage of
commercial and industrial regulatory zone acreage will not exceed 9.86 percent of the
Suburban Character Management Area. [Removal of this commercia]/industrial cap is
pending conformance review by the Truckee Meadows Regional Planning
Commission. The Regional Plan has recently been amended to allow an increase in
the size of the existing contiguous industrial land use in the Spanish Springs Area Plan
by no more than 150 acres over the next 10 years.l

12. lf the proposed intensification will result in a drop below fhe esfab/r.shed policy level of
seruice for transportation (as established by the Regional Transportation Commission
and Washoe County) within fhe Spanish Spnngs Hydrographic Basin, the necessary
improvements required to maintain the established level of service are scheduled in
either the Washoe County Capital lmprovements Program or Regional Transportation
lmprovement Program within three years of approval of the intensification. For impacts
to regional roads, this finding may be waived by the Washoe County Planning
Commission upon written requestfrom the Regional Transportation Commission.

13. lf roadways impacted by the proposed intensification are currently operating below
adopted levels of seruice, the intensification will not require infrastructure
improvements beyond fhose articulated in Washoe County and Regional
transportation plans AND the necessary improvements are scheduled in either the
Washoe County Capital lmprovements Program or Regional Transportation
lmprovement Program within three years of approval of the intensification.

Washoe Countv Development Code Section 110.821.15 (dl Resulatoru Zone Amendment
Findinqs

1. Consistencv with Master Plan. The proposed amendment is in substantial
compliance with the policies and action programs of the Master Plan.

2. Compatible Land Uses. The proposed amendment will not result in land uses which
are incompatible with (existing or planned) adjacent land uses, and will not adversely
impact the public health, safety or welfare.

3. Response to Chanqe Conditions: more desirable use. The proposed amendment
identifies and responds to changed conditions or fufther sfudies that have occurred
since the plan was adopted by the Board of County Commissioners, and the
requested amendment represents a more desirable utilization of land.

4. Availabilitv of Facilities. There are or are planned to be adequate transportation,
recreation, utility and other facilities to accommodate fhe uses and densities
permifted by the proposed amendment.
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5. No Adverse Effects. The proposed amendment will not adversely effect the
implementation of the policies and action programs of the Washoe County Master
Plan.

6. Desired Pattern of Grovtth. The proposed amendment will promote the desired
pattern for the orderly physical grovvth of the County and guides development of the
County based on the projected population grovvth with the least amount of natural
resource impairment and the efficient expenditure of funds for public seryrbes.

7. Effect on a Militaru lnstallation When a Militarv lnstallation is Required to be Noticed.
The proposed amendment will not affect the location, purpose and mission of a
military installation.

Appeal Process

Planning Commission action will be effective 10 calendar days after the written decision is filed
with the Secretary to the Planning Commission and mailed to the applicant unless the action is
appealed to the Washoe County Board of County Commissioners, in which case the outcome of
the appeal shall be determined by the Washoe County Board of County Commissioners. Any
appeal must be filed in writing with the Planning and Development Division within 10 calendar
days after the written decision is filed with the Secretary to the Planning Commission and mailed
to the applicant.

xc: ApplicanUProperty owner: Mystic Mountain, LLC, Attn: Jesse Haw, 5s0 W plumb Lane,
Suite 8-505, Reno, NV 89509

Attorney: Robert M. Sader, 8600 Technology Way, Suite 101, Reno, NV 89521
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

ADOPTING AN AITIENDMENT TO THE WASHOE COUNTY MASTER PLAN,
THE SPANTSH SPRINGS MASTER PLAN MAp (MpA15-006)

AND RECOMMENDING ITS ADOPNON TO THE BOARD OF COUNTY COMMISSIONERS

Resolution Number 1 5-21

Whereas Master Plan Amendment Case Number MPA15-006 (Mystic Mountain) came before
the Washoe County Planning Commission for a duly noticed public hearing on November 3,

2015; and

Whereas the Washoe County Planning Commission heard input from both staff and the public
regarding the proposed Master Plan Amendment; and

Whereas, the Washoe County Planning Commission gave reasoned consideration to the
information it has received regarding the proposed Master Plan Amendment; and

Whereas, the Washoe County Planning Commission has made the following findings necessary
to support adoption of the proposed Master Plan Amendment Case Number MPA15-006 as set
forth in NRS Chapter 278; Article 820 of Chapter 110 of Washoe County Code (Development
Code); and Spanish Springs Area Plan Policies SS.17.1 and SS.17.2

Washoe Countv Develooment Code Section 110.820.15 (d) Master Plan Amendment Findinos

1. Consistencv with Master Plan. The proposed amendment is in substantial compliance
with the policies and action programs of the Master Plan;

2. Compatible Land Uses. The proposed amendment will not result in land uses which are
incompatible with (existing or planned) adjacent land uses, and will not adversely impact
the public health, safety or welfare;

3. Resoonse to Chanqe Conditions. The proposed amendment identifies and responds to
changed conditions or further studies that have occurred since the plan was adopted by
the Board of County Commissioners, and the requested amendment represents a more
desirable utilization of land;

4. Availabilitv of Facilities. There are or are planned to be adequate transportation,
recreation, utility and other facilities to accommodate the uses and densities permitted
by the proposed amendment;

5. Desired Pattem of Growth. The proposed amendment promotes the desired pattern for
the orderly physical growth of the County and guides development of the County based
on the projected population growth with the least amount of natural resource impairment
and the efficient expenditure of funds for public services;
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Planning Commission Resolution 1 5-21
Meeting Date: November 3, 2015
MPA Case No: MPA15-006
Page2

Spanish Sprinqs Area Plan Findinos:

6. Policv SS.17.1

a. The amendment will further implement and preserve the Vision and Character
Statement of the Spanish Springs Area Plan;

b. The amendment conforms to all applicable policies of the Spanish Springs Area
Plan;

c. The amendment does not conflict with the public's health, safety or welfare;

7. Policv SS.17.2

a. A feasibility study relative to municipal water, sewer and storm water was
provided by the applicant that clearly identifies the improvements likely to be
required to support the intensification, and those improvements have been
determined to be in substantial compliance with all applicable existing facilities
and resource plans;

b. A traffic analysis has been conducted that clearly identifies the impact to the
adopted level of service within the [unincorporated] Spanish Springs
Hydrographic Basic and the improvements likely to be required to achieve the
adopted level of service;

c. The overall percentage of commercial and industrial regulatory zone acreage will
not exceed 9.86 percent of the Suburban Character Management Area; fon June
23, 2015, the Washoe County Board of County Commissioners approved removal of this
policy from the Spanish Sprngs Area Plan, and it is pending conformance review by the
Truckee Meadows Regional Planning Commission. lt is anticipated that this proposal will
be found in conformance with the Truckee Meadows Regional Ptan due to a recent
amendment to Regional Plan Policy 1.3.3 which altows for an increase in size of existing
contiguous industrial land use in the Spanish Springs Area Ptan by no more than 150
acres over the next 10 years.l

d. lf the proposed intensification will result in a drop below the established policy
level of service for transportation (as established by the Regional Transportation
Commission and Washoe County) within the Spanish Springs Hydrographic
Basin, the necessary improvements required to maintain the established level of
service are scheduled in either the Washoe County Capital lmprovements
Program or Regional Transportation lmprovement Program within three years of
approval of the intensification; and

e. The intensification will not require infrastructure improvements beyond those
articulated in Washoe County and Regional transportation plans AND the
necessary improvements are scheduled in either the Washoe County Capital
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Planning Commission Resolution 1 5-21
Meeting Date: November 3, 2015
MPA Case No: MPA15-006
Page 3

lmprovements Program or Regional Transportation lmprovement Program within
three years of approval of the intensification.

Now, therefore, be it resolved that pursuant to NRS 278.210(3) the Washoe County Planning
Commission does hereby adopt the proposed Master Plan Amendment in Master Plan
Amendment Case Number MPA15-006, to include the Spanish Springs Master Plan attached as
Exhibit A to this Resolution. A certified copy of this resolution shall be submitted to the Board of
County Commission and any appropriate reviewing agencies in accordance with NRS 278.220.

ADOPTED on November 3, 2015

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

Carl R. Webb, Jr., AICP, Secretary James Barnes, Chair

Attachment: Exhibit A - Spanish Springs Master Plan Map
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMTSSION

RECOMMENDING ADOPTION OF REGULATORYZONE AMENDMENT CASE NUMBER
RZA15.OO7 AND THE AMENDED SPANISH SPRINGS REGULATORYZONE MAP

Resolution Number 15-22

Whereas Regulatory Zone Amendment Case Number RZA15-007 (Mystic Mountain) came
before the Washoe County Planning Commission for a duly noticed public hearing on November
3,2015:

Whereas the Washoe County Planning Commission heard input from both staff and the public
regarding the proposed Regulatory Zone Amendment;

Whereas the Washoe County Planning Commission gave reasoned consideration to the
information it has received regarding the proposed Regulatory Zone Amendment;

Whereas the proposed Regulatory Zone Amendment shall be adopted pending adoption of the
proposed Master Plan Amendment (MPA15-006) by the Washoe County Board of County
Commissioners and a positive finding of conformance with the Truckee Meadows Regional
Plan;and

Whereas, pursuant to Washoe County Code Section 110.821.15(d), the Washoe County
Planning Commission made the following findings necessary to support the recommendation for
adoption of the proposed Regulatory Zone Amendment Case Number RZA15-007:

1. Consistencv with Master Plan. The proposed amendment is in substantial compliance
with the policies and action programs of the Master Plan;

2. Compatible Land Uses. The proposed amendment will not result in land uses which are
incompatible with (existing or planned) adjacent land uses, and will not adversely impact
public health, safety or welfare;

3. Resoonse to Chanqe Conditions. The proposed amendment identifies and responds to
changed conditions or further studies that have occurred since the plan was adopted by
the Board of County Commissioners, and the requested amendment represents a more
desirable utilization of land;

4. Availabilitv of Facilities. There are or are planned to be adequate transportation,
recreation, utility and other facilities to accommodate the uses and densities permitted
by the proposed amendment;

5. Master Plan Policies and Action Proorams. The proposed amendment will not adversely
affect the implementation of the policies and action programs of the Washoe County
Master Plan;
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Planning Commission Resolution 1 5-22
Meeting Date: November 3, 2015
RZA Case No: RZA15-007
Page2

6. Desired Pattern of Growth. The proposed amendment promotes the desired pattern for
the orderly physical growth of the County and guides development of the County based
on the projected population growth with the least amount of natural resource impairment
and the efficient expenditure of funds for public services; and

7. Effect on a Militarv lnstallation When a Militarv lnstallation is Required to be Noticed.
The proposed amendment will not affect the location, purpose and mission of a military
installation.

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby
recommend adoption of Regulatory Zone Amendment Case Number RZA15-007 and the
amended Spanish Springs Regulatory Zone Map as included as Exhibit A to this Resolution to
the Washoe County Board of County Commissioners.

ADOPTED on November 3,2015

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

Carl R. Webb, Jr., AICP, Secretary James Barnes, Chair

Attachment: Exhibit A - Spanish Springs Regulatory Zone Map
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RCGIONAT TRAHSFC'RTATION CO'IN,UISSION
,lte tropoi$nn Piawiug Ptrbtii Ttrtrriportahoil t. Ap. rahon:
\lc!r0po | ,: 'i . r

Ergrrtr'errrg & C o t *0 u c t :otr

e Ffoi:y ror trai!? F.oo. a'i5rds

FR: Chrono/Pl 188-ts

Ms. Grace Sannazzaro, Planner
Community Services Department
Washoe County
P.O. Box 11 130
Reno, NV 89520

RE: MPA1S.006/RZA1S-U)Z(Mysrtc Mountain LLC)

Dear Grace,

The applica.nt is requesting a masler plan amendment and a regulatory zone amendment on
approximately 60.15 acres located on the west side of foramid Highwa| norttr of the lngenuity Au"nu"
intersection.

The Regional Transportation Plan (RTP) identifies Pyramid Highway from caile de plata Drive toWinnemucca Ranch Boad as an arterialwith moderate iccess coritroltilnol and Calle Ae fi pfata Orive
from Eagle.&ny* to Pyramid Highway as a collector with low a@ess control (l-AC). rngenrity Ar"nueis not designated a9 a. regional road. To maintain arterial 

"ap".itv,-ne'lorflwini 
nip acceL

management standards should be met.

October 6, 2015

Lri.clrsct pcnJtg ahsjl ni,t bg 6.ilo{
o'b( c1r, h€ pol;i lcvsl ol ccruce.

. i{1:,IljH:5lfii#5:l,i]:,:t?#$Tr?1;f[ilili;ffi.*rb:m]d6.lp,cp:sodnewrrsn:r: n&aco,,r:dorlr:ungca.dions preinsds€r.:j:er

, tfl,IlT ir.. r9..trom^s-6n:l ze: at3 ea:iory':psc n! lrom o&,or dnvs.tviys.' L ligr6 er6 frFre ltar 6f rnlcullc, nlnt.lum nnvomerts dunng tha poak-:ou .

The policy Levelof Service (LoS) standard for Pyramid.Hiohwav is E. New intersections or changes toexisting lntersections shall be designed to providaa levelofiervile consistent wrlh maintaining the policy
level of service of the intersecting corridor. This project should Ue requlreO- io-meet all the conditionsnecessary to complete road improvements to mainiainpolicy Los standirds.

FTC Board; NeomaJardon (chak)' Ron Srnith (Vice chair) , Bob Lrcey . paul lvtcKenzle , vaughn Hadurq
PO Box 30S2, Benq NV 89520 ' 1105 Terminal Way. Reno, NV 89502 , lls-A4ge4@ . rtcwashoe.corn

MPAI5-006 & RA15-007
ATTACHMENT E

:;":l 0",,"0 1T#
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40-45 ; Minimum
mph I spacing
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I tia;or i .efl Frcrn I Biohr Decel
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spacing
900 feet
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pockets or

two-way, left-turn
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qule$!$ tfe.rg a1e no interim improvements, ie, widening from 2 to 4 lanes on Pyramid Highway north
of La Posada/Eagle Canyon projected by RTC at this time.

Access to the project site via lngenuity Avenue was described in the application, however a site plan was
not included with the project application.

Th.e lraffic lmpact Stu{.V (!tS) ry9na1g! by Solaegui Engineers, Ltd dated September 3, 2015 was
submitted with the applicalion. The TIS airalyzeOlhe inipact oi tne project oh the intersectlons of
Pyramid Highway at Galle de la plata and lngenirigAve.

A review of the Traffic lmpact Study (TlS) found the foltowing:

1. The TIS evaluated the Manual on Uniform Traffic Controt Devices (MUTCD) traffic signalWanant
3 - Peak Hour for the n/ramid Highway/Calle de la Plata Drive intbrsection. The UUTCO itates
that the Peak Hour Warrant 'shall be Spplied only in unusual cases, such as office compl.i;;,
manufacturing plants, industrial complexes, or high-occupancy vehicle lacilities mat attract or
discharge la.rge numbers of vehicles over a short tiine." Tire wirrant is typicalry usea tor i minor
street directlv.seruing the high traffic generator. With the distance of the ilrraririO Highway/CrL
de la Plata Drive intersection to lngenuity Avenue approximately 3/ah of a mile, tnis viarran:t Ooes
not apply.

2- The TIS also analyzed the Pyramid.Highway/lngenuig Avenue intersection for left turn storage
requirements...The existing-tum pockets on Pyramid Hignway meet NDOT access manageme-nt
standards for the project traffic.

Thank you for-the opportunity to comment on this project. lf you have any questions, please feel free to
contact me at 33S1918.

Sincerely,

Q&r",
Debra Goodntin
Planning Administrator

DG4m

copies: Billwhitney, washoe county community services Department
Marchon Miller, Begional Transportation Commission
Tina Wu, Flegional Transportation Commission
Davld Jickling, Regional Transportation Commission
Julie Masterpool, Regional Transportation Comm ission
Doug Maloy, Flegional Transportation Commission
Janelle Thomas, Nevada Department of Transportation District ll

518 Mystlc fvlountain LLC



From:
To:
Ccr

Subject:
Date:
Attachments:

Corbridoe. Kimble

Sannazzaro, Grace

Veselv. Leo; Lawson. Clara

MPA15-006 and RZA15-007

Tuesday, October 06, 2015 9:07151 AM

imaoe00l.ono

Grace,

I have reviewed the referenced Master Plan Amendment and Regulatory Zone Amendment and have

no comments or conditions from the Roads perspective.

Thx,

Kimble

Krrrtble O Ctrrbrrdg,e P E, tttui
Washoe County Community Services Department

Reno, NV 8951-2

Connect with us. cMail I Twitter I Facebook I www.washoecountv.us

MPA15-006 & RZA15-007
ATTACHMENT E



From: Veselv, Leo

To: Sannazzaro. Grace

Subject: MPA 15-006 and RZA15-007 Spanish Srings Business Center, North Addition
Date: Tuesday, October 06, 2015 10:17:34 AM

Grace,

I have reviewed the referenced MPA and RZA and have no comments or conditions.

Thanks
Leo R. Vesely, PE, CFM
Licensed Civil Engineer
Washoe Coung Community Services Department

Engineering and Capital Projects Division
1001 East Ninth Street
Reno, NV 89520
775.328.2313
Fax.328.3699
lvesellrd)washoecounty us

MPAI5-006 & RZAI5-007
ATTACHMENT E



From : Lyday, An ita R [ma i ltS.. alyday@dot. sta te,nUu_S]
Sent: Wednesday, September 23,20L5 8:48 AM
To: Stark, Katherine
Cc: Emerson, Kathy
Subject: RE: September Agency Review Memo II - Washoe County Planning & Development

Katy,

Attached are my comments on MPA15-003 and 004. ltem MPA15-006 I don't have any comments.
Thank you

Anita L.i,dat.PE.PTOE
District II Llrhan TralIc Engineer
Carson Citl'and \\'ashoe ('ount1

775-834-8320

ah davii'dot.state.nr'. us

MPA15-006 & RZA|5-007
ATTACHMENT E
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ENGINEERS, LTD

J{ORTHERN ADDITION INDUS TRIAL

TRAFFIC STUDY
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Prepared by:
Solaegui Engineers, Ltd.

715 H Street
Sparks, Nevada 89431

(775) 3s8-1004
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NIORTIIERN ADDITION INDUS TzuAL

TRAFFIC STUDY

EXECUTIVE SUMMARY

The proposed Northern Addition Industrial development is located in Washoe County, Nevada. The
project site is located west of Pyramid Highway, south of Pebble Creek Drive, and norttr of
hrgenuity Avenue. The project site is cunently undeveloped land. The purpose of this study is to
address the project's impact upon the adjacent street network. The Pyramid Highway intersections
with Calle De La Plata and Ingenurty Avenue have been identified for AM and PM peak hour
capacrty analysis for the existing, existing plus project, 2025 base, and 2025 base plus pioject
scenarios.

The ptoposed Northem Addition Industrial development will include the construction of a high-
cube warehouse building containing i,000,000 square feet of gross floor area. The project is
anticipated to generate 1,680 average daily trips with 110 trips occuning during the AM peak hour
and 120 trips occurring during the PM peak hour.

Traffic generated by the proposed Northem Addition Industrial development will have some impact
on the adjacent street network. The following recommendations are made to mitigate project traffrc
impacts.

It is recommended that any required signing, strtping or traffic control improvements comply with
Nevada Department of Transportation and Washoe County requirements.

It is recommended that project access from Ingenuity Avenue to the project site be designed per
Washoe County standards.

MPA15-006 & RA15-007
ATTACHMENT F

SOLAEGUI ENGINEERS, LTD.



INTRODUCTION

STUDY AREA

The proposed Northern Addition Indushial development is located in Washoe County, Nevada. The
project site is located west of Pyramid Flighway, south of Pebble Creek Drive, and north of
Ingenuity Avenue. Figure 1 shows the approximate location of the project site. The purpose of this
study is to address tlf n1ol99ts impact upon the adjacent street net'wor.k. The Pyramid Highway
intersections with calle De La Plata and Ingenuity Avenue have been identified for AM and pM
peak hour capacity analysis for the existing, existing plus project, 2025 base, and 2025 base plus
project scenarios.

EXISTING AND PROPOSED LAND USES

The project site is currently undeveloped land. Adjacent land generally includes the pebble Creek
subdivision to the north, industrial development to the south, scattered residential dwelling units
to Jhe east across Pyramid Highway, and undeveloped land to the west. The proposed Northem
Addition Industrial development will include the construction of a high-cube **.ho*. building
containing 1,000,000 square feet ofgross floor area.

EXISTING AND PROPOSED ROADWAYS AND INTERSECTTONS

Pyramid Highway is a two-lane roadway with one tkough lane in each direction in the vicinity of
the site. The speed limit is posted for 55 miles per hour between Egyptian Drive and Calle De La
Plata and 65 miles per hour north of Sha Neva Road. Roadway imiiovements generally include
striped white edgelines and graded shoulders on both sides of the roadway and-a striped yellow
centerline with striped left tum pockets at intersections.

Calle De La Plata is a four-lane roadway with trro through lanes in each direction west of pyramid
Highway and a two-iane roadway with one through lane in each direction east of pyramid Highway.
The_speed limit is poste{t, 

1O 
miles per hour west of Pyramid Highway and 50 *il.r p., nour eait

of Pyramid Highway. Roadway improvements on the four-lane settion include iurb, gutter,
sidewalk and bike lanes on both sides of the sheet with a raised, landscaped center median.
Roadrruay improvements on the two-lane section include stoiped white edgelines and graded
shoulders on both sides of the roadway and a striped yellow centeiline.

Ingenuity Avenue is a.two.lane roadway with one lane in each direction east and west of pyramid
Highway. The speed limit is posted for 35 rniles per hour west of Pyramid Highway and 25 miles
per hour east of Pyramid Highway. Roadway improvements include curb, gutt-er, and sidewalk on
both sides of the street except for the north side of flrc street west of fyraniid Highway which has
only curb and gutler. A short section of raised center median exists on the east section.

SOLAEGUI ENGINEERS, LTD.

MPA15-006 & RA15-007
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The Pyramid Highway/Calle De La Plata intersection is an unsignalized four-leg intersection
with stop sign control at the east and west approaches. The north and south approaclies each
contain one left tum lane and a shared through-right turn lane. The west approich contains a
shared left turn+hrough lane and one right turn lane with width for a future ikough lane. The
east approach contains one shared left turn-through-right turn lane.

The Pyramid Highway/Ingenuity Avenue intersection is an unsignalized fourJeg intersection with
stop sign control atthe east and west approaches. The north and south approaches each contain one,
left tuin laue, one through lane, and one righttum lane. The east approaC[ contains one lefttum lane
and one shared tluough-right turn lane. The west approach contains one wide lane from which the
left tum, through, and right tum movements are made. The Pyramid Highway/Ingenuity Avenue
intersection will provide access to the project.

TRIP GENERATION

In order to assess the magnitude of traffic impacts of the proposed project on the key intersections,
trip generation rates and peak hours had to be determined. Trip generation rates were obtained frorn
the Ninth Edition of ITE Trip Generation QTLZ) for Land Use 152 "High-Cube Warelrouse/
Distribution Center". The proposed project will include the consfuction of a warehouse buitding
containing approxirnately 1,000,000 square feet of gross floor area.

Trips generated by the project were calculated for the peak hours occurring between 7:00 AM and
9:00 AM and 4:00 PM and 6:00 PM, which cortespond to the peak hours of adjacent street traffic.
Table I shows a summary of the average daily trafiic (ADT) volume and peak hour volumes
generated by the proposed development.

TABLE I
TRIP GENERATION

LAND USE ADT

AM PEAK HOUR PM PEAK HOUR

IN OUT TOTAL IN OUT TOTAL

High-Cube Warehouse (1,000,000 S.F.) 1,680 76 34 ll0 3"1 83 120

The proposed Northem Addition Industrial development is anticipated to generate 1,680 average
daily trips with a total of 1i0 trips occuning during the AM peak hour und u totul of 120 triis
occurring during the PM peak hour.

MPA15-006 & RZA15-007
ATTACHMENT F
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TRIP DISTRIBUTION AND AS SIGNMENT

The distribution of the project traffic to the key intersections was based on existing peak hour
traffic pattems and the locations of attractions and productions in the area. Figure 2 shows the
anticipated trip distribution. The peak hour tdps shown in Table I were subsequently assigned to
the key intersections based on the trip distribution. Figure 3 shows the trip assignment at the key
intersections for the AM and PM peak hours,

EXISTING AND PROJECTED TRAFFIC VOLUMES

Figurc 4 shows the existing AM and PM peak hour turning movement volumes at the key
intersections. The existing AM and PM peak hour turning rnovement volumes at the two key
intersections were obtained from traffic counts taken in April of 20i4 with supplemental counts
taken in July and August of 2015.

Figure 5 shows the existing plus project AM and PM peak hour traffic volumes at the key
intersections. The existing plus project traffic volumes were obtained by adding the trip assignment
volumes shown on Figure 3 to the existing turning movement volumes shown on Figure 4.

Figure 6 shows the2025 base turning movement volumes at the key intersections during the AM
and PM peak hours. The 2025 base turning movement volumes were estimated by applying a
l,lYo average annual groWh rate to the existing traffrc volumes. The growh rate was derived
from ten-year historic traffic count data obtained from the Nevada Department of
Transportation's (lrlDOT) Annual Traffic Report for count station A3n270 on Pyramid Highway
north of Calle De La Plata.

Figure 7 shows the 2025 base plus project tuming movement volumes at the key intersections.
These tuming movement volurnes were obtained by adding the trip assignment volumes shown on
Figure 3 to the 2025 base turning movement volumes shown on Figure 6.

SOLAEGUI ENGINEERS, LTD.
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INTERSECTION CAPACITY ANALYS IS

The key intersectiotls were analyzed for capacity based on procedures presented in t6e 2010
Hi?l*oy Capacity fuIanttal (HCll), prepared by the Transportation Research Board, for
unsignalized intersections using the latest version of the Highway Capacity computer software.

The result of capacity analysis is a level of service (LOS) rating for each unsignalized intersection
minor movement. Level of service is a qualitative measure of traffic operatinf conditions where a
letter grade "A" through "F", corresponding to progressively worsening trafiic operation, is
assigned to the minor movement.

The Highu'ay Capacity Manual defines level of service for stop controlled intersections in terms
of computed or measured control delay for each minor movemint. Level of service is not defined
for the intersection as a whole. The level of service criteria for unsignalized intersections is
shown in Table 2.

Table 3 shows a summary of the level of service and delay results for the existing, existing plus
project, 2025 base, and 2025 base plus project. The capacity worksheets are included in the
Appendix.

TABLE 2
LEVEL OF SERVICE CRITERIA FOR UNSIGN ALIZED INTERSECTIONS

LEVEL OF SERVICE DELAY RANGE (SECA/EH)

A <10
B >10 and <15

c >15 and 9,5
D >25 and <35

E >35 and <50

F >50

TABLE 3
INTERSECTION LEVEL OF SERVICE AND DELAY RESULTS

INTERSECTION

EXISTING
EXISTING +

PROJECT 202s BASE
2025 BASE +

PROJECT

AM PM AM PM AM PM AM PM

Pyramid Flighway and Calle De La plata
NB Left
SB Left
WB Left-Thru-Righr
EB Left-Thru
EB Right

47.9
A7.6

D26.0
B14.9
Br l.t

48.1
A7.8
D3 r.0
c22.8
8r0.3

A8.0
47.7

D31.5
cr6.9
Bl1.4

48.4
47.9

E38.7
D27.2
Bl1.0

A.8.0
/.7.6

D33.3
cr6.r
Bll.6

48.3
A7.9
E40.0
D26.s
810.6

A8.l
A7.8
E.42,5

c18.4
812.0

A8.6
A8.0
F52.6
D32.7
Br 1.4

SOLAEGUI ENGINEERS, LTD, l4

MPAI5-006 & RZA15-007
ATTACHMENT F



TABLE 3 (CONTTNUED)
INTERSECTION LEVEL OF SERVICE AND DELAY RESULTS

INTERSECTION

EXISTING
EXISTING +

PROJECT 2025 BASE
2025 BASE +

PROJECT

AM PM AM PM AM PM AM PM

Pyramid Highway and Ingenuity
NB Left
SB Left
WB Left
WB Thru-Right
EB Left-Thru-Right

/.7.6
47.5

Bl1.3
A8.9
A9.4

47.5
N,8
8I2.3
A9.5
A9.3

47.8
47.5

814.0
A8,9
A9.5

A7.6
47.8

B ts.0
A9.5
A9;t

/^7.7
47.5

BI I.7
A9.0
A9.5

A7.6
47.8

8t2.9
A9.6
/t9.4

A7.8
A7.5
814.6
A9.0
A9.6

/^7.7

/.7.8
c15.9
A9.6
49.8

Pyramid Highway/Calle De La Plata

The Pyramid Highway/Calle De La Plata intersection was analyzed as an unsignalized four-leg
intersection with stop sign control at the east and west approaches for all scenarios. The minoi
movements currently operate at LOS D or better during the AM and PM peak hours. For the
existing plus project volumes the minor movements operate at LOS D or better except for the shared
left tum-tluough-right tum movement at the east approach which operates at LOS E during the PM
peak hour. For the 2025 base volumes the intersection rninor movements are anticipated to operate
at LOS D or better except for the shared left tum-tluough-right tum movement at the east approach
which operates at LOS E during the PM peak how. For the 2025 base plus project volumes the
shared left tum-tluough-right turn movement at the east approach operates at LOS E during the AM
peak hour and LOS F during the PM peak hour. The intersection was analyzed with the existing
approach lanes.

Traffic signal warrant 3 per the Manual on Unifurnt Traffic Conn ol Devices (2009) was
subsequently reviewed at the Pyramid Highway/Calle De La Plata intersection due to the poor
LOS operation for some minor movements. It should be noted that peak hour warrant 3 shouid be
applied only in unusual cases such as offrce complexes, manufacturing plants, induskial complexes,
or other high-occupancy vehicle facilities that attract or discharge large numbers of vehicles over a
short time. The lularunl on Uniftrtn Traffic Control Devices has eight additional wauants that
should be evaluated when considering the ueed for the installation of a signal. Traffic signal
wanant 3 appears to be met for the 2025 bar,e plus project volumes based on the full approach
volume at the west leg. Tlie waruant is not met if the right tum volume at the west leg is deducted
from the approach volume. The installation of a traffic signal at the Pyramid Highway/Calle De
La Plata intercection is anticipated to provide acceptable level of service operation.

SOLAEGUI ENCINEERS, LTD. r5
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Pyramid Highway/Ingenuity Avenue

The Pyramid Highway/Ingenuity Avenue intersection was analyzed as an unsignalized four-leg
intersection with stop sign control at the east and west approaches for a[ scenarios. The
intersection minor movements currently operate at LOS B or better during the AM and pM peak
hours' For the 2025 base volumes the intersection minor movements *" Lti"iput d to operate at
LOS B or better during the AM and PM peak hours. For the 2025 base plus pr.oject volumes the
intersection minor movements are anticipated. to operate at LOS C or bettei during the AM and pM
peak hours. The intersection was analyzed with the existing approach lanes for all scenarios.

Left tum storage requirements were reviewed at the south approach of the pyramid Highway/
Ingenuity Avenue intersection based on the NDOT criteria oi proyiding 3 minutes of storaie
during tlie peak hour. A minimum of 125 feet of storage is calculated for the 2025 base plus
project volumes. The left tum lane should also contain u mini*urn of 365 feet of deceleration length
based on NDOT's access management standards for a total lane length of 490 feet. The existing ilft
turn pocket contains approxirnately 510 feet of left turn storage wfrictr will serve project tiaffic
demands.

SITE PLAN REVIEW

A copy of the preliminary site plan for the Northem Addition Industrial developrnent is included
in this submittal. Project access is anticipated to be provided from a roadway connection from
Ingenuity Avenue. All project traffic will utilize Pyramid Highway, Ingenuity Avenue, and this
roadway connection for site access. It is recommended that project u"c"s iro* ing.n ity Avenue to
the project site be designed per Washoe County standards.

REVERSE COMMUTE BENEFITS

The reverse commute benefits of industriaVwarehouse development in north Spanish Springs was
reviewed. The existing industrial/warehouse deveiopment in ntrth Spanish Springs is generaily off
Pyramid Highrvay between Calle De La Plata and. Pebble Creek Drive. Existing Fyru*ia Highway
peak hour taffic volumes obtained at the intersections of Calle De La Plata and Pebble Creek Drive
indicate that existing Pyramid Highway peak hour traffic volumes at Pebble Creek Drive are very
directional. The predominate direction is southbound in the morning peak hour. In the evening peal
hour the northbound direction is larger. This imbalance results in inefficient roadway 

"uii.ttyutilization. Balanced traffic flow produces better lane capacity utilization and traffic signal timing
efficiencies. Existing Pyramid Highway peak hour traffic iolumes are less directional souflr of Calle
De La Plata than near Pebble Creek Drive.
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TABLE 4
EXISTING PYRAMID HIGHWAY PEAK HOUR DIRECTIONAL DISTRIBUTION

LOCATION

AM PEAK HOUR PM PEAK HOUR

SOUTHBOUND NORTHBOUND SOUTHBOTIND NORTHBOUND

South ofPebble Creek 67% 33% 37% 63%

South of Calle De La Plata 65% 35% 4t% 59o/o

Table 4 shows the existing Pyramid Highway peak hour directional distibution on pyramid
Highway atthe two locations.

As indicated in Table 4, the Pyramid Highway peak hour directional distribution balance is
improved south of Calle De La Plata as compared with south of Pebble Creek Drive. In our opinion
the existing industriaVwarehouse traffic produces that improvement. The PM peak hour balance is
best south of Calle De La P1ata. Improvement in the PM peak hour direciional distribution is
significant because that time periodyields the highest traffic volumes of the day,

To illustrate the differences in peak hour directional distribution for the residential and industrial
land uses trip generation data was evaluated. Peak hour hip distribution is based on the Ninth
Edition of AE Trip Generation Q012) for Land Uses 210: Single Family Residential and 120:
High-Cube Warehouse. Table 5 shows directional distribution by land use for the altemate land
uses.

As indicated in Table 5, the residential directional distribution is rougtrly opposite that of the high-
cube warehouse land use. The alternate directional pattems are well establis6;d.

In summary, roadway operational benefits are realized when balanced directional distribution is
achieved' Pyramid Highway operates with a fairly large directional imbalance. The existing
industriaUwarehouse development in north Spanish Spring is shown to enhance directional balancJ
Allowing some additional warehouse land use will further enhance the directional balance while
additional residential development will add to the existing imbalance.

l7
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TABLE 5
ALTERNATE LAND USE DIRECTIONAL DISTRIBUTION

LOCATION
AMPEAKHOUR PM PEAK HOUR

ENTEzuNG DEPARTING ENTERING DEPARTINC

Single Family Residential 25% 75% 63% 37%

High-Cube Warehouse 69% 3lo/o 3t% 690/o

SOLAEGUI ENGINEERS, LTD.



RECOMMENDATIONS

Traffic generated by the proposed Northern Addition Industrial development will have some impact
on the adjacent street network. The following recommendations *. *udr to mitigate project traffic
impacts.

It is recommended that anY required signing, striping or traflic control improvements comply with
Nevada Department of Transportation and washoi county requirements.

It is recommended that project access from Ingenuity Avenue to the project site be designed per
Washoe County standards.
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APPENDIX
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Trip Generation Summary. Alternative 1

Project New Project

Alternative: Alternative 1

Open Date: 812112015

Analysis Date: 812112015

ITE Land Use

152 HCWAREHOUSE 1

1000 Gross Floor Area 1000 SF

Average Daily Trips

Enter Exit Total

840 840 1680

AM Peak Hour of
Adjacent Street Traffic

Enter Exit Total

76 34 110

PM Peak Hour of
Adjacent Street Traffic

Enter Exit Total

37 83 120

Unadjusted Volume

lnternal Capture Trips

Pass-By Trips

Volume Added to Adjacent Streets

0

0

0

o

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

0

Total AM Peak Hour lnternal Capture = 0 Percent

Total PM Peak Hour lnternal Capture = 0 percent

Source: lnstitute of Transportation Engineers, Trip Generation Manualgth Edition,2012
TRIP GENERATION 2014, TRAFFICWARE, LLC
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Analyst:
Agiency/Co. ;

HCS+: Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

MSH

Solaegui Engineers

Pyramid & Calle De I,a plata
Washoe County

Exis ting

Date Performed: 7 /3L/20L5
Analysis Time Period: AM Peak Hour
Intersection:
Jurisdiction:
Units: U. S. Customary
Analysis Year:
Project ID:
East/West Street: CaIIe De La plata
NorLh/South Street: Pyramid Highway
Intersection Orientation: NS Study period (hrs) z 0.25

Vehicle Volumes and Adjustments
Major Street: Approach Northbound Southbound

Movementl231455
LTRITTR

Volume L09 1,52 L5 2 208 S
Peak-Hour Factor, PHF 0. 95 0.95 0. 95 0. 95 0.95 0.95
Hourly Flow Rate, HfR lt( 160 15 2 218 5
Percent Heavy Vehicles 2 -- Z --
Median Type/Storage Undivided /
RT Channelized?
tanest10110
Conf iguratJ-on L TR L TR
Upstream Signal? No No

Minor Street: Approach Westbound Eastbound
Movement789l1011t2

LTRILTR

Volume5410122t5
Peak Hour ractor, PHF 0.95 0. 95 0.95 0.95 0. 95 0. 95
Hourly Elow Rate, HER 55 1 0 1 2 225
PercentHeavyVehicles 2 2 2 2 Z 2
Percent Grade (E) 0 0
Flared Approach: Exists?/Storage No /
Lanes0100l-1
Configuration LTR LT R

Delay, Queue Length, and tevel of Service
Approach NB SB Westbound Eastbound
Movement]-4l789l1011L2
LaneConfig L L I tTR I 1T R

v (vph)
C (m) (vph)
v/c

L1-4 2
L346 1401_
0. 08 0.00

57
228
0,25
0.96
26 .0

D

26.0
D

9
3'tL
0 .02
0.07
1"4 .9

B

226
820
0 .28
L.L2
11.1

B
tI .2

B

958 gueue length 0.28 0.00
Control Delay 'l .9 7 .6
LOS
Approach Delay
Approach LOS

AA

MPA15-006 & RA15-007
ATTACHMENT F



Ana Iys t :

Agency/Co. :

HCS+: Unsignalized Intersections Release 5.6

-TWO-WAY 
STOP CONTROL SUMMARY

MSH

Solaegui Engineers
Date Performed: 1 /31/2015
Analysis Time Period: PM Peak Hour
Intersection:
Jurisdiction:
Units: U. S. Cust,omary
Analysis Year:
Project ID:
East/West Street: CaIIe De La plata
Nort,h/South Street: Pyramid Highway
Intersection Orientation: NS Study period (hrs): 0.25

Vehicle Volumes and Adjustments
Major Street: Approach Northbound Southbound

Movement7231456
ITRILTR

Pyramid & Calle De La plata
ttlashoe County

Existing

Volume 2L2 22t 53 2 Lt 9 11
Peak-Hour Eactor, PHE 0.95 0,95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HI'R 223 232 55 2 LgB 11
Percent Heavy Vehicles 2 -- Z --
Median Type/Storage Undivided /
RT Channelized?
Lanes110110
ConfigurationLTRLTR
Upstream Signal? No No

Minor Street.: Approach Westbound Eastbound
Movementl89l101Lt2

LTRILTR
VoIume 29 5 3 i.5 2 158
Peak Hour Factor, PHE 0. 95 0. 95 0.95 0. 95 0. 95 0. 95
Hourly Elow Rate, HFR 30 5 3 15 2 1,66
PercentHeavyVehicles 2 2 2 Z Z 2
Percent Grade (8) 0
Flared Approach: Exists?/Storage
l,anes
ConfiguraLion

010
LTR

No/
0

0r_1
ITR

Delay, Queue Length, and Level of Service
NB SB $trestbound EastboundApproach

Movement
Lane Config

I q I 7 I 9 I t0 11 t2
LLI i,tnllrR

v (vph)
C (m) (vph)
v/c

223 2
1 373 L275
0. 16 0.00

38
176
0,22
0 .19
31.0

D

3L.0
D

1"7

2L9
0,08
0 .2s
22.8

C

166
847
0.20
0.73
10.3

B
Ll_. 4

B

958 queue length 0.58 0.00
Control Delay 8.l- 7 .8
tos
Approach Delay
Approach LOS

AA
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Analyst:
Agency/Co.:

HCS+: Unsignalized Intersections Release 5.G

TWO-V{AY STOP CONTROL SUMMARY

MSH

Solaegui Engineers

Pyramid & Calle De La Plata
Washoe County

Existing + Project

Date Performed t '7 /3L/20L5
Analysis Time Period; AM Peak tlour
lntersection:
.Iurisdiction:
Units: U. S. Customary
Analysis Year;
Project ID:
East/lttrest Street: CaIIe De La P1ata
North/Sout.h Street: Pyramid Highway
fntersection Orientation: NS Study period (hrs) : 0.25

___Vehicle Volumes and Adjustments
Major Street: Approach Northbound Southbound

Movement]-231455
LTRILTR

Volume 109 220 15 2 239 1
Peak-Hour Factor, PHE 0. 95 0.95 0.95 0.95 0. 95 0.95
Hourly Elow Rate, HER L1-A 23L 15 2 2SL 7
Percent Heavy Vehicles 2 -- 2 --
Median Type/Storage
RT Channelized?
Lanes
Configuration
Upstream Signal?

Undivided

t_r.0
LTR

No

110
LTR

No

Minor Street: Approach Westbound Eastbound
MovementTB9ll0L1L2

LTRILTR
Volume 54 1 1 l_t_ 2 21,s
Peak Hour Factor, PHF 0.95 0.95 0.95 0. 95 0.95 0.95
Hourly Flow Rate, HFR 56 1 1 11 2 226
PercentHeavyVehicles 2 2 2 2 2 2
Pexcent Grade (B) 0 0
Flared Approach: Exists?,/Storage No /
tanes010011
Configuration LTR LT R

Delay, Queue Length, and Level- of Service
Approach NB SB Westbound Eastbound
I'IovementL4l789l10 11 Lz
LaneConfig t I I LTR I LT R

95t queue length 0.29 0.00
Control Delay 8.0 7 .7

C (m) (vph)
v/c

LOS
Approach Delay
Approach LOS

130? r-320
0.09 0.00

58
193
0.30
L .20
31.5

D

3L. 5

D

13
315
0.04
0. r.3
r.6.9
c

226
785
0 .29
1.l_9
tt.4

B
11.7

B

AA
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HCS+: Unsignalized Intersections Release 5

TWO-WAY S?OP CONTROL SUMMARY

Analyst:
Agency,/Co, :

Date Performed:
Analysis Time Period:
Intersection:
.Turisdiction:
Units: U. S. Customary
Analysis Year:
Project fD:

MSH
Solaegui Engineers
7 /3L/2015
PM Peak Hour
Pyramid & calle De La Ptata
Washoe County

Existing * Project

East/West Street: Calle De La plata
North,/South St.reet: Pyramid llighway
Intersecti-on Orientation: NS

Vehicle Volumes and
Major Street:

Study period (hrs):

Adj ustments
Southbound

5
T

0.25

Approach
Movement

Northbound
z3
TR

1
L

4
L

5
R

VoIume
Peak-Hour Eactor, PHF
Hourly Flow Rale, HER
Percent Heavy Vehicles
Median Type/Storage
RT Channelized?
Lanes
Configuration
Upstream Signal?

0. 95 0. 95
223 267
2--
Undivided

110
LTR

No

21.2 254 53
0.95
55

3
0.95
3
2

1

254 15
0. 9s 0.9s

?2', 1:

10
TR

No

Minor Street: Approach
Movement

Westbound
I
T

7
L

10
L

t2
R

9

R

Eastbound
11
T

VoLume
Peak Hour Eactor, PHF
Hourly Flow Rate, HER
Percent Heavy VehicLes

29
0. 95
30
2

5

0.95
5
2
0

10
LTR

4

0. 95
4

2

No

t7
0.9s
t7
2

0

2
0. 95
2
2
0

1

r.5 8
0.95
t66
2Percent Grade (t)

FIared Approach; ExisCs?/Storage
tanes 0
Conf igiuration IT

DeIay, Queue Length, and Level of Service
Approach
Movement
tane Config

NB
1
L

SB
4

I
Westbound

I
tTR

Eastbound
10 11 L2
LTR

v (vph) 223
L280
0. L7
0. 63
8.4
A

3
L238
0.00
0.01
7,9

A

19
181
0. 10
0.35
2't .2

D

L66
755
0 .22
0.82
r.1.0

B

39
1aq
0 .27
1 .02
38.7

E

38.7
E

L2.'7
B

c (m) lvph)
v/c
958 gueue length
ControL Delay
LOS
Approach Delay
Approach LOS

MPA15-006 & RA15-007
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HCS+: Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst: MSH
Agency/Co.: Solaegui Engineers
Date Performedi 7 /3t/2015
Analysis Time Period: AM Peak Hour
Intersection: Pyramid & Call_e De La plata
,Jurisdiction: [ilashoe County
Units: U. S. Customary
Analysis Year: 2025 Base
Project ID:
East/West Street: Calle De ta plata
North/South Street: Pyramid Highway
fntersection Orientation: NS Study period (hrs): 0.25

VehicLe Volumes and Adjustments
Major Street: Approach Northbound SouEhbound

MovementL231456
LTR ,TR

VoIume L20 168 71 2 230 6
Peak-Hour Eactor, PHE 0.95 0.95 0. 95 0. 95 0. 95 0. 95
Hourly Flow Rate, HFR L26 L76 \7 2 242 6
Percent Heavy Vehicles 2 -- 2 --
Medlan Type/Storage
RT Channelized?
LaneS
Configuration
Upstream Signal?

Undivided

110
LTR

Irlo

1l-0
LTR

NO

Minor Street: Approach Westbound Eastbound
Movement789l1011tz

LTRILTR

Volume6010BZZ37
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0. 95 0.95
Ilourly Elow Rate, HFR 63 1 0 I 2 Z4g
PercentHeavyVehicles 2 2 2 Z Z 2
Percent Grade (t) 0 0
F1ared Approach: Exlsts?/Storage No /
l,anes0100Ll_
ConfiguraEion tTR LT R

Delay, Queue Length, and LeveI of Service
NB SB Westbound EastboundApproach

Movement
tane Config

t 4 l 7 8 9 I 10 11 L2
I,L ,tRItTR

v (vph)
c (m) (vph)
v/c

126 2
1318 l-380
0.10 0,00

249
794
0.31
1.34
l_1. 6

B
11 .8

B

958 gueue length 0.32 0.00
Control Delay 8.0 1,6

64
190
0.34
1.40
33.3

D

33,3
D

l_0

333
0.03
0.09
15.1

cLOS
Approach Delay
Approach LOS

AA
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Analyst:
Agency/Co.:

HCS+: Unsignalized lntersections Release 5.5

TWO-I{AY STOP CONTROT SUMMARY

MSH
Solaegui Engineers

Pyramid & CalLe De La plata
Washoe County

2025 Base

Date Performed: 7 /31,/2015
Analysis Time Period: PM Peak Hour
fntersection:
Jurisdict.ion:
Units: U. S. Customary
Analysis Year:
Project ID:
East/West Street.: CaIIe De La plata
Nort.h/South Street: Pyramid Highway
fntersection Orientation: NS Study period (hrs) : 0.25

Vehicle Volumes and Adjustments
Major St.reet: Approach Northbound Southbound

Movementl2314S6
LTRIT,TR

Volume 234 244 59 2 L98 L2
Peak-Hour Factor, PHF 0. 95 0.95 0.95 0. 95 0. 95 0.95
Hourly Flow Rate, HFR 246 256 62 2 2OB t2
Percent Heavy Vehicles 2 -- 2 --
Median Type,/Storage
RT Channelized?
Lanes
Configuratlon
Upstream SignaI?

Undivided

110
IJ TR

No

110
LTR

No

Minor Street: Approach Westbound Eastbound
Movement789l1011t2

LTRILTR
Volume 3263L72L75
Peak l{our Pactor, PHF 0. 95 0. 95 0.95 0.95 0. 95 0. 95
Hourly FLow Rate, HER 33 6 3 1_l 2 J'gA
PercentHeavyVehicles 2 Z Z 2 Z 2
Percent Grade (?) 0
FJ.ared Approach: Exj-sts?/Storage
LaneS
Conf i.guration

No/
0

0l_1
LTR

0r-0
LTR

Delay, Queue Length, and Level of Service
NB SB Westbound EastboundApproach

Movement
Lane Config

L 4 I 7 8 9 I 10 11 L2
LLI T,tRILTR

v (vph)
C (m) (vph)
v/c

246 2
1349 L242
0. 18 0.00

42
t44
0.29
1.13
40.0

El

40. 0

E

19
185
0. t-0
0.34
26 .5

D

184
826
0.22
0. 85
10. 5

B
t2.L

B

95t gueue length 0. 67 0.00
Control Delay 8.3 '7.9
LOS
Approach Delay
Approach LOS

AA

MPAI5-006 & RA15-007
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Analyst:
Agency/Co.:

HCS+: Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

MSH

Solaegui Engineers

Pyramid & Ca]1e De La PLata
Washoe County

2025 Base + Project.

Date Performedz 1/3L/2015
Analysis Time Period: AM Peak Hour
Intersection:
.Iurisdiction:
Units: U. S. Cust,omary
Analysis Year:
Project ID:
East/West Street: Calle De La Pl-ata
North/South Street: Pyramid Highway
Intersection Orientation: NS Study period (hrs): 0.25

Vehicle Volumes and Adjustments
Major Street: Approach Northbound Southbound

MovementL231456
LTRITTR

Volume L20 235 :-.'1 2 26L 8

Peak-Hour Eactor, PHE 0.95 0.95 0.95 0. 95 0. 95 0.95
Hourly Elow Rate, HER 126 248 L7 2 274 8
Percent Heavy Vehicles 2 -- 2 --
Median Type/Storage Undivided /
RT Channelized?
Lanes110110
ConfigurationLTRLTR
Upstream Signal? No No

Minor Street: Approach Westbound Eastbound
Movement789l1011L2

tTRli,TR

Volume60L1122237
Peak Hour Factor, PHE 0. 95 0. 95 0.95 0. 95 0.95 0.95
Hourly Flow Rate, HFR 63 1 1 L2 2 249
PercentHeavyVehicles 2 2 2 2 2 2
Percent Grade (t) 0 0
Flared Approach: Exist,s?/Storage No /
Lanes010011
Configuration LTR LT R

De1ay, Queue tength, and Level of Service
Approach NB SB Westbound Eastbound
Movement141789l10L112
LaneConfig I L I ITR I i,t R

95* queue length 0.33 0.00
Control Delay 8.1 7 ,8

v (vph)
c (m) (vph)
v/c

l,OS
Approach Delay
Approach LOS

125 2
1280 L299
0.10 0.00

65
159
0.41
1.80
42.5

E

42 .5
E

14
283
0.05
0.15
18.4

C

249
761
0.33
1.43
12.0

B

t2.4
B

AA

MPA15.006 & R2415.007
ATTACHMENT F



HCS+: Unsignalized Intersections Rel_ease 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst:
Agency,/Co. :

Date Performed:
Analysis Time Period:
Intersection:
Jurisdiction:
Units: U. S. Customary
Analysis Year:
Project ID:

MSH

Solaegui Engineers
7 /3L/20ts
PM Peak Hour
Pyramid & Calle De ta plata
Washoe County

2025 Base + project

Northbound
23
TR

East,/Vtrest St,reet: CaLle De La plata
North/South Street; pyramid ltighway
Intersect.ion Orientation: NS

Vehicle Volumes and Adj ustments
Major Street:

Study period (hrs) : 0.25

Southbound
5
T

Approach
Movement 1

L
6

R

4

L

VoIume
Peak-Hour Factor, PHF
Hourly Elow Rate. HFR
Percent Heavy Vehicles
Median Type/Storage
RT Channelized?
tanes
Configuration
Upsi,ream Signal?

234 277
0. 95 0. 95
246 29t
2--
Undivided

110
ITR

No

59
0. 95

2?

3
0. 95
3
2

1

273 l_5
0.9s 0.9s,-?, 

1:

10
TR

No

Minor Street: Approach
Movement

Westbound
8

T
7

L
9
R

r_0

L

Eastbound
1t t2
TR

VoIume
Peak Hour Eactor, PtiE
Hourly Flow Rate, HFR
Percent Heavy Vehicles

32
0.95
33
2

6
0.95
6
2
0

L0
I,TR

4.

0. 95
A

2

No

19
0.95
20
2

0

175
0.95
184
2

2
0.95
2

2
0Percent Grade (8)

Plared Approach: Exists?./Storage
LaneS 0
Configuration LT

Approach
Movement
Lane Config

Delay, Queue Length, and LeveI of Service
Eastbound -------

I 10 11 t2
ILTR

NB
1

L

SB
4l
Ll

Westbound
78

LTR

v (vph)
c (m) (vph)
v/c
958 queue length
Control- De1ay
LOS
Approach Delay
Approach tOS

246
l_258
0.20
0.73
8.6

A

3
L206
0. 00
0.01
8.0

A

43
LL7
0.37
1.50
52.6

E

52,6
E

L52
0. 14
0.49
32.1

D

't 44
0 .25
0 .91
11.4

B

22 -----l8a

r_3.7
B

MPA15-006 & RZA|5-007
ATTACHMENT F



HCS+: Unsignalized Intersections Release 5.6

TWO_INAY STOP CONTROL SUMMARY

Analyst:
Agency/Co.:
Date Perf orrned:
Analysis Time Period:
lntersection:
Juri sdi ction:
Units: U. S. Customary
Analysis Year:
Project ID:
East/West Street:

MSH
Solaegui Engineers
8/2L/201_s
AM Peak Hour
Pyramid & Ingenuity
Washoe County

Existing

fngenuity Avenue
North/South Street: Pyramid Highway
Intersection Orientation: NS

Vehicle

Study period (hrs): 0.25

l.ta j or S EreeL : Approach
Movement l-

t

Volumes and Adjustments
Northbound

23
TR

Southbound
14s
ILT

6
R

Vo]ume
Peak-llour Factor, PHF
Hourly Flow Rate, HER
Percent Heavy Vehicles
Median Type/Storage
RT Channelized?
LaneS
Configuration
Upstream Signal?

)q
0. 95
26

114
0.95
L20

L4
0.95

::

No

1

0.95
1

2

1

2--
Undivided

1

LT
No

L66 0
0. 95 0.95

!'_n :_

No
11

LTR
No

Minor Street: Approach
Movement

Westbound
I
T

9

R

't

L
10
t

t2
R

Eastbound
11
T

Volume 14 0
Peak Hour Eactor, PHE 0.95 0.95
Hour1y EIow Rate, HER L4 0
Percent Heavy Vehicles 2 2
Percent Grade (t) 0
Flared Approach: Exists?/Storage
Lanes L 1 0
Conf j-guration L TR

5
0.9s
5
2

No

L
0.95
L
2

0

0
0.95
0
2
0

1

LTR

9
0.95
9
2

Yes /s0

De1ay, Queue tength, and Level of
Westbound

1
L

89
TR

Service
Approach
Movement
tane Conflg

NB
L
L

SB
s
L

T210
Eastbound

11
LTR

v (vph)
C (m) (vph)
v/c
95t queue length
Contro] Delay
ros
Approach Delay
Approach LOS

25
1403
o .02
0.06
7.6

A

1
14 51
0.00
0.00
7.5

A

14
588
0 .02
0. 0?
r.1.3

B

5

931
0.0i_
0. 02
8.9

A

10
956
0.01
0.03
9.4
A

9.4
A

L0. 6

B

MPA15-006 & RA15-007
ATTACHMENT F



HCS+: Unsignalized Int,ersections Release 5.6

TWO-VIAY STOP CONTROIJ SUMMARY

Analyst: MSH
Agency,/Co. : Solaegui Engineers
Date Performed: I /21/2015
Analysis Time Period: PM Peak Hour
lntersection: Pyramid & Ingenuity
,Jurisdiction: Washoe County
Units: U. S. Customary
Analysis Year: Existing
Project ID:
East/West Street: Ingenuity Avenue
North./South Street: Pyramid Highway
Intersection Orientation: NS

Vehicle Volumes and
Major Street:

Study period (hrs):

Adj ustments
Southbound

5
T

0.25

Approach
Movement,

Northbound
23
TR

1

L
5
R

4.

L

VoLume
Peak-Hour Eactor, PHF
Hourly Flow Rate, HFR
Percent Heavy Vehicles
Median Type/Storaqe
RT ChanneLized?
tanes
Configuration
Upstream Signal?

L6
0. 95
1"6

2

223
0. 95
,_:n

24
0.95

?'_

No

0
0. 95
0
2

1_

Undivided

1

LT
No

r.39 1_

0. 95 0. 95

!:' 1_

No
11
TR
No

Minor Street: Approach
Movement

Westbound
I
T

9
R

1

L
10
L

t2
R

Eastbound
11
T

Volume
Peak Hour Factor, PIIF
Hourly Elow Rate, HER
Percent Heavy Vehicles

25
0.95
26
2

0
0. 95
0
2
0

1

1
0.95
1

2

No

2

0.9s
2
2

0

0
0.95
0
2
0

t-

LTR

27
0.95
22
2

Percent Grade (8)
Flared Approach: Exists?/Storage
Lanes 1
Configuration

Yes /50
0

TR

De1ay, Queue Length, and Level of
[ie s tbound

Service
Approach
Movement
Lane Config

NB
1

L

SB
4
L

7
L

89
TR

Eastbound
10 11

LTR
t2

v (vph)
c (m) (vph)
v/c
95? gueue length
Control Delay
i,OS
Approach Delay
Approach LOS

t6
1435
0. 01
0. 03
7.5

A

0
1306
0.00
0. 00
7.8

A

26
522
0. 05
0. r.6
12.3

B

1

805
0.00
0.00
o<

A

24
983
0. 02
0.08
9.3
A

9.3
A

t2 ,2
B

MPA15-006 & RZA15-007
ATTACHMENT F



HCS+: Unsignalized Intersecti-ons Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst:
Agency/Co. :

Date Performed:
Analysis Time Period:
Intersection:
Jurisdiction:
Units: U. S. Customary
Analysis Year:
Project ID:
East,/West St,reet:

MSH
Solaegui Engineers
B/2t/20L5
AM Peak Hour
Pyramid & Ingenuity
ltrashoe County

Existing + Project

Ingenuity Avenue
North/South Street: Pyramid Highway
Intersect,ion Orientation: NS

Vehicle

Study period (hrs): 0.25

Major Street: Approach
Movement l-

L

Volumes and Adjustments
Northbound

23l|4
TRIT

Southbound
q.

T
6

R

Volume
Peak-Hour Factor, PHF
Hourly Flow Rate, HFR
Percent Heavy Vehicles
Median Type/Storage
RT Channelized?
Lanes
Configuration
Upstream Signal?

98 t- 14
0. 95 0.95
l-03 l.20
2--
Undlvided

1

LT
No

14
0. 95

::

No

1

0. 95
1

2

1

l.56 3
0.95 0.95

:'-* :_

No
11

LTR
No

Minor Street: Approach
Movement

Westbound
I
T

7

L
9
R

10
L

L2
R

Eastbound
11
T

VoLume
Peak Hour Eactor, PHF
Hourly El-ow RaEe, HER
Percent Heavy Vehicles
Percent Grade (E)
FIared Approach: Exists?/Storage
Lanes 1
Configuration

L4
0. 95
L4
2

2
0.95
2
2

0

0
0.95
0
2

0

10
tTR

42
0.9s
q4

2

Yes

0
0.
0
2
0

5
95 0. 9s

5
2

No /50
0

TR

De1ay, Queue Length, and Level of
Westbound

1
L

Service
Approach
Movement
Lane Config

NB
1

L

SB
4

L
89

TR

Eastbound
11
LTR

t210

v (vph)
c (m) (vph)
v/c
95t gueue length
Control Delay
LOS
Approach Delay
Approach LOS

103
1399
0.07
0.24
7.8

A

1
14 51
0.00
0.00
7.5

A

14
4L4
0.03
0.10
14.0

B

tr

931
0.01
0.02
8.9

A

46
908
0.0s
0.15
9.5
A

9.5
A

L2,7
B

MPA15-006 & RA15-007
ATTACHMENT F



HCS+: Unsignalized Intersections ReLease 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst:
Agency,/Co. :

Date Performed:
Analysis Time Period:
Intersection:
Jurisdiction:
Units: U. S. Customary
Analysis Year:
Project ID:
East/West Street:

Ma j or St,reet: Approach
Movement 1

L

North,/South Street: Pyramid Highway
Intersection Orientation: NS

MSH
Solaegui Engineers
8/21/20L5
PM Peak Hour
Pyramid & Ingenuity
[ilashoe County

Existing + Project

Ingenuity Avenue

Study period (hrs): 0.25

Vehicle Volumes and Adj ustments
Northbound Southbound

23145
TRITT

5

R

Vo l ume
Peak-Hour Factor, PHE
Hourly FIow Rate, HFR
Percent, Heavy Vehicles
Median Type/SEorage
RT Channelized?
tanes
Configuration
Upstream Signal?

52
0.95
54
2

223
0.9s

'_1n

2S
0.95

??

No

0
0.95
0
2

l-

139
0.95

:n_'

No
11
TR
No

2
0. 9s
2

Undivided

1

LT
No

R

Minor Street: Approach
Movernent

Westbound
8
T

9

R

7

L

Eastbound
10 1l_
LT

L2
R

Volume
Peak Hour Factor, PHE
Hourly [']ow Rate, HER
Percent Heavy Vehicles

25
0.95
26
2

5
0. 95
5
2

0

0
0.95
0

2
0

1

LTR

0
0.
0

2
0

1

95 0.9s
1

2

No
0

TR

10t
0.9s
106
2

Yes /50
0

Percent Grade (8)
FIared Approach: Ex1stss?/Storage
Lanes 1
Configuration

Delay, Queue Length, and Level of Service
Approach
Movement
Lane Config

NB
1

L

SB
4

L
7

L

Westbound
89

TR

Eastbound
L0 1r. t2

LTR

v (vph)
C (m) (vph)
v/c
95t queue length
Control Delay
LOS
Approacb Delay
Approach LOS

026
1306 38 6

0. 00 0.07
0.00 0.22
7.8 15.0-
A- B

54
1434
0.04
0.L2
7.6

A

1

805
0.00
0.00
9.5

A

111
944
0.t2
0.40
9.1
A

9.7
A

14.8
B

MPA15-006 & RA15-007
ATTACHMENT F



Analyst:
Agency/Co.:
Date Performed:
Analysis Time Period:
Intersection:
Jurisdiction:
Units: U. S. Customary
Analysis Year:
Project ID:
East/WesE Street:

MSH
Solaegui Engineers
8/21/201-5
AM Peak Hour
Pyramid & Ingenuity
tiashoe County

2025 Base

fngenuity Avenue

HCS+: Unsignalized fntersections Release

TWO-WAY STOP CONTROL SUMMARY

5.5

Study period (hrs): 0.25
North./South Street: Pyramid Highway
Intersection Orientation: NS

Vehicle Volumes and
Ma j or SEreet: Approach Nort,hbound

Movement 1 2
LT

Adj ustments

314
RIL

Southbound
5
T

6
R

Volume
Peak-Hour FacLor, PHE

Hourly Flow Rate. HFR
PercenE Heavy Vehicl-es
Median Type/Storage
RT Channelized?
LaneS
Configuration
Upstream Signal?

28
0.95
29
2

726
0. 95
t32

15
0.95

1:

No

1
0.95
L

2

1

Undivided

l-83 0
0.95 0. 95

!?, :_

No
l_1

LTR
No

l-
T
No

Minor Street; Approach
Movement

VJestbound
8

T
7
L

9
R

10
L

L2
R

Eastbound
11
T

Volume
Peak Hour Factor, PHF
Hourly FIow Rate, HFR
Percent Heavy Vehicles
Percent Grade (?)
Flared Approach: Exists?,/Storage
Lanes 1

Configuration

L5
0.9s
15
2

0
0,95
0
2

0

0
0.9s
0
2
0

6
0.95
6

2

No
0

TR

L

0.95
t
2

0

10
0. 95
10
2

Yes
0

/50
1

LTR

DeIay, Queue Length, and Level of Service
Approach
Movement
tane Config

NB
1
L

SB
4

T
1
I

!Jestbound
89

TR

Eastbound
10 11

LTR
L2

v (vph)
c (m) (vph)
v/c
95t queue length
Control Delay
ros
Approach Delay
Approach LOS

29
138r.
0 .02
0.06
7 ,7

A

l_

r.435
0. 00
0.00
7.5

A

15
554
0.03
0.08
LL.7

B

6
9t7
0.01
0 .02
9.0

A

11
935
0.01
0.04
9.5

A
9.5

A
10.9

B

MPAI5-006 & RA15-007
ATTACHMENT F



HCS+: Unsignalized Int.ersections Release 5.6

TWO-WAY STOP CONTROI SUMMARY

Analys t :

Agency/Co. :

Date Performed:
Analysis Time Period:
Intersection;
Jurisdiction:
Units: U. S. Customary
Analysis Year:
Project ID:
East/[r7est Street:

Major Street:

MSH
Solaegui Engineers
I /2L/20L5
PM Peak Hour
Pyramid & Ingenuity
Washoe CounLy

2025 Base

Ingenuity Avenue
North/South Street: Pyramid Highway
Intersect.ion Orientat,ion: NS Study period (hrs) : 0.25

Southbound
5
T

Approach
Movement

Vehicle Volumes and Adj ustments

1

t

Northbound
23
TR L

6
R

VoIume
Peak-Hour Factor, PllF
Hourly Flow Rate, Hf'R
PercenL Heavy Vehicles
Median Type/Storage
RT Channelized?
tanes
Configuration
Upstream Signal?

18
0. 9s
18
2

246
0.95
258

27
0.95

?'_

No

0
0.95
0
2

1

154 1

0.95 0. 95

'_2', :_

No
11
TR
No

Undivided

1
T
No

Minor Street: Approach
Movement

Westbound
8

T
7
L

9
R

10
L

L2
R

Eastbound
11
T

VoIume
Peak Hour Eactor, PHE
Hourly Flow Rate, HFR
Pexcent Heavy Vehicles

28
0.95
29
2

0
0.95
0
2
0

t-

1
0.9s
1

2

No

2
0.95
2
2

0

0
0. 95
0
2
0

1
LTR

23
0. 95
24
2

Yes
Percent Grade (?)
FLared Approach: Exist,s?/Storage
Lanes 1
Configuration

/s0
0

TR

De1ay, Queue Length, and Level of Service
Approach
Movement
Lane Config

NB
l-
I

SB
4
t

7
L

Westbound
89

TR

Eastbound
10 11

LTR
L2

v (vph)
C (m) (vph)
v/c
95t queue length
Control Delay
I,OS
Approach Delay
Approach LOS

1B
l4L6
0. 01
0.04
7.6

A

0
L27 6
0.00
0. 00
7.8
A

29
481
0.06
0. r_9

L2 .9
B

1

781
0.00
0.00
9.6

A

to
957
0.03
0.08
9.4
A

9.4
A

t2 .8
B

MPA15-006 & RZA|5-007
ATTACHMENT F



HCS+; Unsignalized Intersections Rel-ease 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst:
Agency/Co.:
Date Performed:
Analysis Time Period:
Intersection:
Jurisdiction:
Units: U. S. Customary
Analysis Year:
Project fD:
East/West Street:

MSH

Solaegui Engineers
8/21./20t5
AM Peak Hour
Pyramid & Ingenuity
Washoe County

2025 Base + Project

Northbound
2
T

Ingenuity Avenue
North/South Street: Pyramid Highway
Intersection Orientation: NS

VehicLe Volumes and

Study period (hrs): 0.25

Ma jor street' ft:'"ilil: 1
L

Adjustments

3t4
RIL

Southbound
5
T

6
R

Volume
Peak-Hour factor, PHE'
Hourly Elow Rate, HFR
Percent Heavy Vehj-cles
Median Type/St.orage
RT Channelized?
Lanes
Configuration
Upstream Signal?

t-0 1 L26
0. 95 0.9s
L06 1_32

2--
Undivided

11
IT

No

15
0.9s

1:

No

l-
0.95
1
2

1

183 3
0. 9s 0.95

'_2', :_

No
11

LTR
No

Minor Street: Approach
Movement

Westbound
I
T

7
L

10
L

9
R

Eastbound
11 t2
TR

Volume
Peak Hour Eactor, PHF
HourIy Elow Rate, HFR
Percent Heavy Vehicles
Percent Grade (t)
FIared Approach : Exists ?,/Storage
Lanes 1-

Configuration

15
0.95
15
2

0
0.9s
0
2
0

t_

6

0.95
6
2

No

2
0.95
2

2

0

43
0. 95
45
2

Yes
0

0
0.95
0

2
0

/s0
0

TR
1
LTR

DeIay, Queue Length, and Level of Serviee
Approach
Movement
Lane Config

NB
1

L

SB
4

L
L27

L

Westbound
89

TR

Eastbound
1_0 t 1

ITR

v (vph)
C (m) (vph)
v/c
95t queue length
Control Delay
LOS
Approach Delay
Approach tOS

106
1378
0.08
0 .25
'7 .8

A

1
14?q
0.00
0.00
7.5

A

15
390
0.04
0.L2
t4 .6

B

6

9Ll
0.01
0.02
9.0

A

47
888
0.05
0.17
9.6

A
9.5
A

13.0
B

MPA15-006 & RA15-007
ATTACHMENT F



HCS+: Unsignalized IntersecEions Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst:
Agency/Co. :

Date Performed:
Analysis Time Period:
fntersection:
,.Turisdiction:
Units: U. S. Customary
Analysis Year:
Project ID:
East,/West Street:

Major Street:

MSH
Solaegui Engineers
8/21/201s
PM Peak Hour
Pyramid & Ingenuity
Washoe County

2025 Base + Project

Ingenulty Avenue
North,/South Street: Pyramid Highway
Intersection Orientation: NS Study period (hrs): 0 .2s

Southbound
5
T

Approach
Movement

Vehicle Volumes and Adj us tments
Northbound

23
TR L

6
R

1
L

Volume
Peak-Hour Factor, PHF
Iiourly Flow Rate, HI'R
Percent Heavy Vehicles
Median Type/Storage
RT Channelized?
Lanes
Configuraiion
Upstream Signal?

s4 246
0. 95 0.95
56 2s8
2--
Undivided

1

LT
No

27
0.9s

?'_

No

0
0.95
0
2

L

154 2
0.9s 0. 95

::' ?_

No
i_1
TR
No

Minor St.reet: Approach
Movement

West.bound
I
T

7
L

9
R

10
L

L2
R

Eastbound
11
T

Volume
Peak Hour FacEor, PHE
Hourly Elow Rate, HFR
PercenL Heavy Vehicles
Percent Grade (t)
Flared Approach: Exis
Lanes
Configuration

Es ? /Storage
11

L

28
0. 95
29
2

5
0.95
5
2

0

0
0.
0
2
0

1
95 0. 95

1

2

No
0

TR

0 103
0. 95 0. 95
0 108
22
0

Yes /50
10
LTR

De1ay, Queue Length, and Level of Service
Approach
Movement
Lane Config

NB
1

I

SB
4

L

't

t
Westbound

89
TR

Eastbound
L0 11 t2

LTR

v (vph) 56
l4L4
0. 04
0.L2
7 .7

A

0
t27 6
0.00
0.00
7.8

A

29
358
0.08
0.26
15.9

C

1
78t
0.00
0.00
9.6
A

113
924
0.12
0 .42
9.8

A
9.8

A

c (m) (vpn)
v/c
95E gueue length
Control Delay
LOS
Approach Delay
Approach LOS

15.7
C

MPA15-006 & RZA|5-007
ATTACHMENT F



NgTrcE TO NErcrrB gBHOOp RESrppNTs,

An application for a master plan amendment and zoning change has been filed wittr
Washoe County by Mystic Mountain, LLC, an affiliate of Hawco Development Company
(llawco), the master developer of the Spanish Springs Business Center, to rezone a 60-acre-area
south of Pebble Creek from residential subdivision to industrial. land use, which would become
the 't'lorthern Addition" to.its existing 534-acre business park. Bnclosed are materials and maps
explaiaing this application.

Hawco wants neighborhood residents, including all Pebble Creek residents, to be aware
of this proposed land use ohange, aad to meet with interested residents for a discussion of the
application. You are invited to attend the meeting on this matter. Hawco representatives will
make apresentation, answer questions and take comments at the meeting. The rneeting has been
scheduled for Monday, October 5, ?075 at 6:30 p.m. at the Spanish Springs Elementary School,
100 Marilyn Mae Drive, in Spanish Springs.

Prior to the meeting, if you have any questions or other inquiries I would be happy to
address them. Please call at 425-4422.

JesseHaw,
CompanyHawco
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SUMIVIARY

Hawco is the master developer of the Spanish Springs Business Center, an existing 534-
aore busiuess park in Spanish Springs Valley west of Pyramid Highwan north of West Calle de
laPlata and south of two proposed, unbuilt subdivisions. Hawco's Northern Addition proposal
to add 60 acres to the business park is adjacent to existing business park. It is boundetl on the
west and south by the business park and on the nortlr by a residential bufter between the
Northern Addition and cunent Pebble Creek residents.

In evaluating the impacts of the Northern Addition, residents should consider the current
allowed zoning use, a 60-lot residential subdivision. This properly has been zoned since 1999
for residential use. If the subdivision were built instead of business park uses, all traffrc would
use Pebble Creek Drive for access. Besides haffig impacts of water and sewer systems, parks
and school should be compared-

Access to the Northern Addition will be from an existing business park street, Ingenuity
Avenuq so futue h'affio on Pebble Creek Drive will be reduced. The m{or taftic commuting
pattern to and &om this employment center will be opposite the existing predominate morning
and evening traffic flow. Where a residential subdivision woidd increase traffi.c on Pyramid
Highway during congested periods, the Northern Addition will reduce it.

The Northern Addition will be connected to the community water and sewer systems.
Reclaimed water from the existing Sparks lines adjacent to the property will provide landscape
irrigation water. Water and sewer lines are already installed in the business park, and easily
extended to the Northern Addition. Ilawco owns suffrcient water rights, which are already
dedicated in the water system for Hawco's uss, to accommodate fuIl buildout of business park
uses on the Northem Addition.

If 60 homes were built on the property as planned, schools and parks would be impacted.
Deveiopment of the Norther Addition therefore reduces impacts on schools and parks.

S:Mlin\Ir{ystic M(n\Notlcc to NdghbortDod Rclidqts.drc
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l. Who is llawco?

Answer; Hawoo.Development Company is the General Partner of Spanish Springs Associates
Limited Parftrership. The applicant landowuer for the proposed master plan rnd ron'irg change is
a Hawco affiliate, Mv-stic Mountain, LLC. Hawoo is the master developer for over 3,0b0 aores of
residential, commercial and business park land in Northern Spanish Springs Valley, including the
Spanish Springs.Business Center. Hiwco's parlners have owned thiJ hnd since ihe early 1910s.
Hawoo was the initial rnaster plan developer for the Pebble Creek subdivisiou and for the
proposed Mystio Mountain subdivision.

2, What is Mysfic Mountain?

Answer: Mystic Mountain subdivision is a proposed 83 lot residential subdivision (ono house
per acre) Iocated between the developed po*ion of Pebble Creelc subdivision and thi proposed
60-acre Northern Addition. The undeveloped portion of Pebble Creek and the Mystic Mountain
subdivision will.p.rovide a significant buffer in distance and, given the flat topographx in view
from cunent residents in the Pebble Creek subdivision to busiiess park buildings and uses in the
Northern Addition. The nearest point between the Northern Addiiion and cuJent homes in the
Pebble Creek subdivision is approximately 1,20A feet away. Most houses in Pebble Creek are
over lz mile from the Northern Addition.

3. rs this business park expansion compatible with surounding properties?

Answer: Yes, on the south and west boundaries of the Northern Addition, the adjacent
properties are part of.the tl"tilg Spanish Springs Business Center owned by Hawco. On its
northern side is a portion of Pebble Creek una tf,JUystic Mountain subdivisio|, which have nst
yet been built. The-lVlystic Mountain project is owned by the applicant. When these subdivisions
are built, streets will be oriented to provide buffers and lots wili have screening from the adjacent
Northern Addition. New homeowners will be provided complete disclosures-of adjoininj uses,
including the existing Spanish Springs Busineis Center and the Northern Addition, NJstreei
access for local traffic will be used through either the Pebble Creek subdivision or the Mystic
Mountain subdivision to the Northern Addition.

4. what is the process for county consideration of this proposal?

Answerl A master plal an{ zoning amendment Like this, after the neighborhood meeting with
residents, will require a hearing before the Washoe County Planning Cotmission followei by a
hearing before the Washoe County Board of County Commissioneis, Ultimately the Board of
County Commissioners decides whether the master plan application will be approved or denied.

* This document is d'afted by Hawco ro address commonry asked questions. 
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The Washoe County Planning Commission hearing should be in November and the Board of
County Commissioners hearing should be in December or January. The schedule, of course, is

subject to change based on a vartety of factors, including the other matters before the county
governing bodies.

5. \ilhat uses wilt be allowed in the Northern Addition if this application is approved?

Answer: Since this proposal is an extension of the existing business park, the same uses are

proposed as those that residents can see in the existing Spanish Springs Business Center. Those

uses inolude warehousing and distribution, oflioe, manufacturing or assembly facilities. Heavy
industrial uses ars not allowed by county code.

6. \ilill there be architeetural guidelines for buildings in the Northern Addition?

Answer: Yes, there are existing design guidelines incorporated into the Spanish Springs fuea
Plan for the business park uses in the Spanish Springs Business Center. Since the Northem
Addition is an extension of those land uses, the existing design guidelines for the business park

will apply. These guidelines restrict building heighq require building setbacks and include buffer
areas between residential and business park uses.

Master plans should not be changed lightly, since eitizens have a right to expeet that they
will last What changed circumstanees exist to justify rezoning this property?

Answer: When this property was zoned for residential subdivision use in 1.999, traffic on
Pyramid Highway was light. Now traffic at comrnuter times is heavy. Changing the firture use

from residential to business park use will reduce traffic in the directions at the times it is most
congested. In addition, in 2Al4 the Truckee Meadows Regional Industrial Lands Analysis,
commissioned by Truckee Meadows Regional Planning Agency, identified a severe lack of large
parcel (20 acres in size or more) development-ready industrial land in Washoe County and

recommended that local jurisdictions identify and rezone properly in this oategory, in order to
promote future jobs growth and economic prosperity in the county.

As a poliey matter, should this property be developed and, if so, what is the most
appropriate land use?

Answer: Under the existing Spanish Springs Area Plan, this property is within the Suburban

Charaster Management Area, which is the portion of the uninoorporated county in Spanish

Springs designated by the county for firture suburban growth. It has been zoned for development

for over i5 years. Adjacent property on two sides is devoted !o business park land uses, An
extension of the existing Spanish Springs Business Center is logical and needed to oreate more

industria[ land in the region. Morrover, most sunounding property is owned or controlled by

Hawco or its shareholders. When the adjoining future residential subdivision of Mystic

7.

B.
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Mountain and Pebble Creek are built, adequate buffering and notice to new homeowners can take
place.

g. What kind of employment opportunities and ecouomic impact will the Northern Addttion
have on the communifir?

Answer: In 2007, the Economic Development Agency of Westem Nevada (DAlUlI)
performed a study on the existing companies ln the Spinish Springs Business Center. The firil
reporr is available, but the highlights are as follows: average payroll per employee - $39,949.55;
avetage employees per aore - 9.74; total economic impact - $itg,ggi,555; and local tax
revenues generated peryear -$6,719,188. Since the Northem Addition is an extension of the
Spanish Springs Business Center, Hawco expects the employment opportunities and economic
impacts to be similar to those existing businesies in the business park.

10. WiII employees for businesses in the Western Addition be able fo live in Spanish Springs
VaIIey?

Answer: Yes, with the 
.broad -range 

of housing in Spanish Springs Valley and the average
payroll per employee of almost $40,000, future emptoyeis in the Noihern Addition will be abJe
to rent or own housing locally. Given that two wage ealnetls per family is the norm rather than
the exception, there are many subdivisions and othir housing in Spanish Springs which will be
afflordable to employees in the Northern Addition.

1r. wil schools and recreafional areas, tike parks, be arlversely affeeted?

Answer: No, new homes generate the impaots on sshools and parks, not nonresidential uses.
This amendment reducgs the impact on schools and parks that will trake plaoe if the existing
residential zoning remains.

12. Understanding the strain oE our water resources ereated by gr-owth in our desert
community, is there sufficient water to sustain the growth proposed fy tnis applieation?

Answer; Yes, the Truskee Meadows Water Authority operates the community water system in
Spanish Springs, which utilizes imported Truokee River water for all new homis and businesses.
The system has capacity for the uses represented by this proposal, and Hawco already owns
sufficient water rights for full buildout of the Northern aaaition. Fio*o use potable witer for
Iandscape irigation. The Northern Addition will use reolaimed. water for landscaping, as do all
business in the Spanish Springs Business Center. Comparing the water demands for 5b- homes to
the actual water use of businesses in the Spanish Springs Business Center, the changeto business
park uses will create less demand for water.

MPA|5-OO6 & RAls-OO7
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13. Is there adequate public inftastructure for the Northern Addition?

Answer: Yes, Hawoo has already oonstruoted streets, water and sewer lines, and other utilities in
the existing business park for use on the Northern Addition properlry. Further extension from this
existing public infrastructure will be funded by private developers and is readily available. For
flood confrol, the existing Boneyard Flat Playa, partiall! owned by Hawco, will remain available

for flood detention purposes and has sufficient capacity forthe 100-year flood event.

14. The morning and evening commutes out and in of Spanish Springs Valley are very
congested. What will be the effeeton traffic from development pursuant to this proposal?

Answer: The location of the Northem Addition at the norlh end of Spanish Springs Valley will
have the effect of generating commuter taffic on Pyramid Highway in the opposite direction of
the heavy moming and evening oornrnutes. This is a so-called "reverse flow" effeot is discussed

in Hawco's traffic report on this proposal. Over time, as development occurs in the Northern
Addition and more people wish to live closer to their work locations, development in the

Northern Addition should have the effect of reducing commuter traffrc flow to and from Spanish

Springs Valley, when roads are the most oongested. In addition, since the Northern Addition
accesses Pyramid Highway from Ingenuity Avenue rather than Pebble Creek Drive, which the
existing residential subdivision is designed to use, Pebble Creek residents will have less future
traffrc on their local steets.

15. Are there wetlands, geohazards, or other environmental constraints to development in tlre
Northern Addition?

Answer: No, there are no wetlands, floodplain or known fault hazards on the property. The
properly is sparsely vegetated with sagebrush and grasses, and there are no known populations of
endangered or threatened species.
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Master PIan Amendment
Supp ler.nental I nformation

(All reqUhed lnfonhailon may beseparately attaohed)

chapter 110 of the washoe county code ls confmonty known as the Development code. sp.ecffio
references to Master Plan amendments may be found rn nrtlrre Bio,'Rmenoment of Master plan.

The washoe county Master PIan dedcribas how.the physical charqcter bf ihe county exlsts todayand isplanned for the future. 
-The 

p]an.ls adopted by the 9",i,rnrnity "na:contalns 
information, policle's and aseries of land use rnaps- .The Mastei Plan provides the eisential framework for orea0ng .a.healthycommunlty system and helps gulde decisions about sro*ti 

"il-devetopment 
in the County. Thefollowing are general types of requests Ge county r""-ive= to arnena ths Master iiun. preur" idengfywhich type of amendment you are requesting: .

Please complete thls questionnaire to ensuro gonsistent review of your reguest to amend the Washoecounty Master Plan' staff will review thJ alplicaiion to a"ienniie if the amendment request ls Inconformance wiih the policies and language wiinin qre urrm.nlr 
"no 

area plans of ihe Masier plan or if

llt"JlltJ$*"n 
provided suppprts u 

-"nuilgu 
to thl pr"". pllr"" provide a briei eip-lanarion to att

1. what is ihe Master pran amendment being requesled ai this time?
This MPA request seeksto 

"xpag,::f:T:y ?jli.I.u,ur:y.1.0?, cailedin this application the Norrhem Addnion, from subuftanResidentialto lndustlial. AIt land withlt thespunir'r, spring, gurin".'r'c"nter is zoned industrlat,The Northern Addifion is cunenily zoned LowDensity bubirban (i r,om" per aere).

A request to-chalgg a.rnaller.plan^ designaflon(s] from the uam
plan maos From Suburban Resldential to tndustriai

A request to add, amend, modffu or delete any of the aUopt A polt"i"" found in lhe elements
of the Master Plan

tr A requbst to add, ame.!d, Jnodlfy or delete anv of the

B Other (please identifu):
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2. What conditlons have changed and/or new studfes have occuned slnca the adoption of the VYashoe
county Master Plan that supports the need forthe amendment request?

lnf999theSpanlshSprlngs.SpecificPlandesignatedthlepropertyl.o@"
Spanish Springs Buslness Centeradjacentto lt to the south, tndustrial. Sincethan the business
center has expanded ftOm 300 acres to over 500 acres to meet market demand. The bus[ness
center is now over two-thlrds sold out wjth few.remainlng larga parcets (?0 acres or more). ln 2014
major study was conducted by the Truck-e'e Meadows Reglonat Planning Agency, ihe Truckee

Reglonal lndusti{al Lands Analysls. This study concluded Washoe County tacks large
parcels whloh are.development readyfor indushlat use. Thls amendmentwould add devel<ipment-
ready large parcels rqcbmmended by the study. The Spantsh Sprlngs Business Center ls nowa full

r business/industrial parkwitha variety of'employment-generating uses and opportunities,
uses vary from a 750,000 square foot distrlbufion bustness to small offica uses that provide

hnmedlate services fo the community. The amount of vacanl, availabte indushiatly-zoned properfies
wfthin the county is cunently limited. ln. order to provide more land for furture business park uses,
inctuding light industrial, the applioant is requestlng tlrls increase to tndustrial zonlng for the subjec't
vacant property.

Please provide the following specific tnformation.
a. What is the location (address or distanoe and direetlon from nearest intersection)? please attach

a legaldescription.

property is located on the west side of Pyramio tligtr@
south of Pebble Creek Drive, at the northeast edge of ihe exlsting Spanish Springs Business
Center, an industrial park.

The intersectign of Pyramid Highway and tngenuity Avenue ls approximately one-quarter milo to
the south of the property, Access to the propert/ ls from lngenuity Avenue via Hawco Courl
There witl be no access, other than emergency vehiole aooess, from pebble Creek Drive. The
legal description is attached.

b. Please list thefollowing (attach ad'ditionalsheet if necessary):

APN of
Parcel

Master Plan
Designation

Fxlsting
Acres

Proposed
Master Plan
Deslonation

Proposed
Acres

538-171-09 Suburban Resldential 60.151 lndustrial 60.151
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c. What are the adopted land use deslgnaflons of adJacent pareels?

uonunueo - please see following pa
Desoribe the.-exisflng conditions and uses tocated at the srte or in theroadwdys, bulldings, etc.):

vicinity (i.e. vaoanl land,

Describe the natural resourcef. associated wiih the site under conslderation. your descripflon should

#fli,i;ffi,tT:e 
characteristids'su"iias-wailr oodies, ;{;hrro;iipogrrpf,y, mtnerars, sorh anrj

Vacant land zonei partially owned by the appficarrt

Hlghwayand LDs on ttre eaii-Sde of the

the Northem Addition is vaciint ta

5j"r":1T:,:,PIyjl:,J:S,I.::lyj|,1!e s.unuroSn grraracteirvranigementArea f,scMA"). Thesest developed subdivrsion rs pebbte creok, rooated 11,200 feet to fi" ;;,i:";ilffi;r';J;;
l'fHj:-:yJ.?]l!:ltP llop:ttY is suriect to tpnltive rnaps. i"rurg indusrriar uses inspanish sprlngs Business center inciude *,e sanmar'Jirrrorti. il"iritv apprirximatetyT00 feetto

H,,::lly;::i*1",'^"::"1;f5aue rlgily b* rhan s00 ru"t 
"outr,l'ingenuiry 

Driye via Hawdoprovides access to the Northern Addiiion rom pyramid Highway. +;#;'ffiili:ffi;
:rT,**rj,,,i:ii:^YllllITl finl yly rs adjacenr to th-e eastem niunuary otrhe properry,wiill be no dlrect access and a 25_foot bufLr strfp abng the frlghwala

It is a very flat piece rf pr

::"'"":.tr,,"lilyll,:},-"Lr,Th and srasses, There ri n, ro"*n wiririr" nuoitutassociated wrrhrhepropertv due to the lackof toposraphvan! vesetatton. m" aonevaiJdffiffiffifi[["northwest' All surfaie water orainage will ns ionveyed by storm drains and ditohes from the

i[r":j*,::::i:lT*:l:,ij::pTt* sprinss eusiness c.n[it, e"neyard Ftai. rhere are noknown mineral deposits on the site. soits are'oonsrsrent wirh rhe l"rd ilfiJffil,i';ri'it?"rf,t3ri'floor' There are no water bodies, .trams or *tlands on the o.f"xy, nor is it in {he 100-yeirflood
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MPA APPLICATION CONTTNUED'(!Iem lloc)
Project Name: spa.nish sprlngs Buslness center - Northern AddiflonApplieant: Mystic Mountaln, LLC

3.e. Conllnued; T
rabre or th' Lild u,: "J:T,x,H,Jy-5ltrtffi,ffi 'fi ! ?:fr[aiifl ?,ff ',8[iy #X",[iTx,fl ill',.I
consideration the fact that the lnOuitrial land use designation withln ttre 

"spanisn 
Sprtnjs'Rrea enn

Is. signlflc_antly tess lntenslve than the lndustrial deignations found throughout tne" rest of the
Washoe County, and.no.heavy induslrlal qses are alloiled unoeithe curreniarea plan. The land
u9e p1$ern in Spanish Springs qest of Pyramid Highw€iy adopted in 1999 inO Oontinued in 2004
when the arlta pl-a1'ryas approved anticipites resld6ntial'subdi'ulstons bordering rhe lndustrla{tand
uses of the spanish springs Buslness cdnter on the north and south.

Approximately. 114-mile to the north of the subjeet sfte is the developed portion pebble Creek
subdivlsion. ln belwsen Pebble Creek and the iubject parcel is undevelopbO propeny tonsd for
LDS residential uses and subiect to tentative maps. lf in ihe future this lrea'is 'dev6loped 

wittr
residential uniis, there are standards wlthin the.Sfanish Springs Area plan that require liuf(ering.
specifically,.in Appendix B of ihe area plan, ihe standards for bJffers, screens and setbacks are set
forth formitigatlon purposes in or.derto address compatibility of reiiUengaf suUaivisfons-wilh rhe
proposed adioining industrial land uses.
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,6, Describe whether any of the following nafural resdurces or systems are related to the proposed
amendment:

a. ls- qroperty located ln the 100-yeaf floodplain? (lf yes, pleqse attach documentation of the extent
of the floodplaln and 

1ny groqgyd_loodplatn niai rwfstons ln oompliance with Washoe Gounty
Development Code, Artlcle 416, plsod'Hazards, and consulialtoi witn the Washoe County
Department of Publlc Works.)

Explanation:

Does properiy con{ain wetlands? 
-^. 

(lf yes, please attach a preliminary delineation rnap and
descrlbe^the impaot the proposal witl irave on the wetlands. lmiacts io ttrl wetunas m.v riiquir"
a permit issued frorn the U.S, Army Corps of Englneers.)

Does property contain slopes or hltlsldes in excess of 15 percent and/or slgntflcant ridgelin'es? (lfyes, please note the srope anarysis requrrements contained in Articre +z+] nirrsiae oiveiffient
of theWashoe County Development Cohe.)

Explanation:

Explanation:

MPA15-006 & RZA15-007
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Does property contaln geologlc hazards such as aotlve faultsl hlllside ot mountalnous ardas; ls
qubjgct to avalanches, landslldes, or flash floods; ls near a stirearn br rlparian area suchas the
Truckee River, and/or an a'rea of groundwqter reoharge?

tr Yes ENo

Explanation:

The property has no know geologlc hazardi .

Does propg$y cdntaln prime farmland; is within a wildfire hazard area, geothermal or minlng area,
and/or wildlife ryritr:gation route?

Explanation:

7. Please describe whether any archaeological, historic, cultural, or scenic resourcas are in the vicintty
orassocialed with the proposed amendment

In y"" la uo 
- . --l

Explanation;

MPA15-006 & RA15-007
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Do you own sufficient water r.iOhts to aicommodate the proposed amendment? (Amendment
requests [n some groundwater 

lr.y.d1osraphic basins [e.g._corb sprrng., warm sprtng.,lir.liuqrlr
fl1",,t_*,yf:.r.lnll!:,::l*,{Bo,wrth appncaugnii aeai;;ffi,j" coptes of ail wat6r righrsdocurnents, inctuding chairq of flfia to the ;r,gil;iwaar rignt hordlr.j

e' Please-attach a coRvG) sf the.water rights tifle (as filed with the state Eqglneer inthe Divlsion of'water Resourees of the Departrnent ofborls"rvitton 
"ni 

ru"tuiur iloources):

f' lf the proposed amendment involves an intersiflcation of land use, please idenqfu how sufficientwater rights rvilr be avairable to serve the additionarouvetopmeni, 
-'

Based on the water use per acle

:Tt1:.1i: jl.:L?:::1,"- fl Tre 
of_devetoped,industriat prp"rti"rln spanish sprinss Bushessi;'ffi"i#;;#;

::fj??:j':y::::.L1Tl":l.the Norrhem naoiflon, me apprrcanihas sufficrent warer rishrsto meet anyfore,seeable need.

lf yes, please identlfythe following quantities and documentaiion ndmbers relativa to the walerdghts:
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9. Please describe the source and timlng of lhe water facllltles neoessary to serve tha am.endmenh

a. Sltstem Typq

tr . lndlvidualwells

tr Prtuate water Provlder:

d Publiowater Provider: [ruckee Meadows Water Authority

b. Aval[able:

A Now tr 1-Syears tr 3-5 years n 5+ vears

'. c. Washoe.County Capital lmprovements program proJect?

tr Yes dNo

lf a public facility ls proposed ard is curehtly nol llsied .in the Washoe County Capital
lmprovemenis Program and not availabte, please desciibe the ftrndlng mechanism toiensuiing
avallability of water servioe:

is the municlpalwater provider of "ommqniti S
with the county water system. Nonpotable (reclaimed) water for landscape irrigation
rl processlng, if any, ls supplied by the sparks etfluent water iystem. storage ianks,
;sion lines and dlstribution water lines for pota.ble and nonpotable water are built and
forsenrlce to the Northem Addition. ttd gp wqter lnprovements are required.

of water, sewer and oher utility llnes in stregts witl be privatety funded by industrial

10. What is the nafure and timing of sewer servides riecessary to accommodate the proposed
amendrnent?

a. System Type:

tr lndividualseptio

E Publicsy.stem I provider: 
fWashoe County

b. Availab{e:

4 ttow fe l-Byears I a s-syears 
-Ttr 

E.r"*,
Washoe County Capital lmprovements program projecg
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lf ' pubti" faeillty is proposed and ls curently not listed in the Washoe. county Capital
lmprovements Frogram 

3nd l|t available, please descrbe ffre'funuing mechanism for ens.urlngavditability of $ewer seNice. lf a private rvri"m is proposed, please deicribe the system ond therecomrnended location(s) for the proposed facility.'

Washoe County ls the munlcipat pioVlU"r of 
"ommunlines are built and ln place in streets for extenslons of servlce funded by industrlal devetopers. Agewer lift stafion is located on the north boundaryof the property.

1 1. Please ldentify the skept narnes and highways hear the proposed amendment ihat will carry traffic tothe regional freeway system

A traffio study is included ln this appliciiionJt id

IT.yl':,:ty,j':*l9y l:rthe.proposed site. rhe regionat street sysrem wiu primarity lnctude useof Pyramid Highway en route tq Mcianan Bouteveird rna *,* u.*, ,r"u'"-ni id;tffi;;:'"ifi; "'
1T::j,T,":1lI::!t .i.19 a tuture residentiatsqbdivision destgned to use peOble creek Drive with[ndustrial land accessed by lngenulty Avenue ln the spanish springs Buslness center, will reducelocal traffio for Pebble creek residents anu reroute the traffic to .nI from the Northern Addition onexisting stleets not used by local residents. Thase loeal streets have sufficlent capaoity ioaccomodate the inbrease.

12' wtll the proposed amendment impact existirng or pjinned transporlation systems?. (lf yes, a trafilcreport wilf be required. See,attached f*m" lmpart Report Guldeiines.)

13, Community Services (prbvided and nearestfacility):

a. Fire Station irurc rt-to

lAlice Taylor Elementary Schoot
Shqw Middle Schoot

Spanlsh Springs Library

frfo

p. Health Care Facility
c. Elementary $ohool
d. Middle School

:.HiSn School

f. Parks

g. Lihrary

h. Citifare itus Stop
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Comments and Ouestions From
Neighborhood Mpgflng gn October 5.2015

At,Suanish Springs Elementg{v Schogi
MPA15-005 and RZAl5-007

. Notice mailed to 320 households, including all of Pebble Creek
o 35 residents attended (30 signedin-see attached SignIn Sheet)
o Bob Sader and Jesse Haw made a brief presentation outlining the requested

amendments, the residents asked questions and made comments. The meeting
started at 6:35 p.m. and ended at 8:10 p.m.

o Summary of Topics +raffic, both voiume on Pyramid Highway
and adverse effect oflarge hucks.
-building design, placement and use in
business park, including buffers, setbacks,
and height limits.
-impact on residents' property values.
-no questions or comments on water, sewer
or other utilities

" Specific questions or comments of residents

1. No development should be ailowed before Pyramid Highway is widened.

Z.What effect will this have on the value of my home? (asked tirice)

3. Was the traffic report done recently and was a traffic count at Ingenuity and
Py'amid Highway performed?

4. What guaranty do we have that the more land closer to my home will not be
converted to industrial in the future?

5. Whattype of industrial buildings will be built?

6. A recent RGJ articie reported on a filture housing boom, so why not develop this
property as residential?

7. Is there a sale of this property pending?

B. What buffers and building setback standards are there for industrial development
on Pyramid Highway and adjacent to residential land?

9. How will money paid by developers for road impact fees be spent? (asked twice)

10. Do design guidelines address night lighting?

MPA15-006 & RA15-007
ATTACHMENT G



I i. How is maintenance in the business park handled?

12. Can buildings be designed to have loading bays not be visible from streets and

rcsidences?

13. How many acres are unsold in the business park and why is more acreage

needed now? Is this request premature?

14. Traffic volumes on Pyramid Highway are high and truck traffic, particularly to
and from the aggregate pits, is bad. (discussed and commented upon several times).

15. What is the next step for these applications?

u Specific comments and questions were taken down by an employee of the applicant
and are paraphrased above.

MPA15-006 & RZA15-007
ATTACHMENT G



Washoe County Citizen Advisory Boards *or{,$.ffieBr,*r,rqffiteAE MemberWorksheet
Citizen Advlsory Board:

Please cheek the appropriate box:

My comments El were (or) E wure not discussed during the meeting.

rssues an

Meeting Date;

e Case No. if applicable):

Name

Signature:

/0'/r'/.{

MPAI5-006 & RA15-007
ATTACHMENT H

T-his worksheet may be used as a toolt6 netp you take notes during the public testimony and
discussion on this topic/project. Your comments during the meeting will become part of tfre
public record through the minutes and the CAB action-memorandum. Your comments, and
comments from other GAB members, will and shall not collectively constitute a position of the
CAB as a whole.

You may also complete this worksheet and send it separately to your County Commissioner.

Commissione/s Name:

Use additional pages, if necessary.
Worksheets may be mailed to:

Washoe County Community Development
Attn: CAB Program
Post Office Box 11130
Reno, NV 8952A-0027

Revised September 2a10



From: lill Savelv

To! Sannazzaro, Grace

SubJect: l"q6tic Mounbin LLC

Date: Friday, Odober 09, 2015 8:u:57 PM

I fully support the proposed Master Plan Amendment submitted by Mystic Mountain
LLC (Hawco Deveolopment). Pyramid Highway north of Bridle Path and its
counterpart on the west side of the highway is much more suited for the proposed

industrial development than it for one more residence in a suburban subdivision of
any kind.

CarlSavely
305 Alamosa Dr.
89441

MPA|5-006 & RA15-007
ATTACHMENT H



Attachment C

RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSTON

ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN,
THE SPAN|SH SPRINGS MASTER PLAN MAp (MPAI5-006)

AND RECOMMENDING ITS ADOPTION TO THE BOARD OF COUNTY COMMTSSIONERS

Resolution Number 1 5-21

Whereas Master Plan Amendment Case Number MPA15-006 (Mystic Mountain) came before
the Washoe County Planning Commission for a duly noticed public hearing on November 3,
2015; and

Whereas the Washoe County Planning Commission heard input from both staff and the public
regarding the proposed Master Plan Amendment; and

Whereas, the Washoe County Planning Commission gave reasoned consideration to the
information it has received regarding the proposed Master Plan Amendment; and

Whereas, the Washoe County Planning Commission has made the following findings necessary
to support adoption of the proposed Master Plan Amendment Case Number MPAl5-006 as set
forth in NRS Chapter 278; Article 820 of Chapter 110 of Washoe County Code (Development
Code); and Spanish Springs Area Plan Policies SS.17.1 and SS.17.2

Washoe County Development Code Section 110.820.15 (d) Master Plan Amendment Findings

1. Consistency with Master Plan. The proposed amendment is in substantial compliance
with the policies and action programs of the Master plan;

2. Compatible Land Uses. The proposed amendment will not result in land uses which are
incompatible with (existing or planned) adjacent land uses, and will not adversely impact
the public health, safety or welfare;

3. Response to Change Conditions. The proposed amendment identifies and responds to
changed conditions or further studies that have occurred since the plan was adopted by
the Board of County Commissioners, and the requested amendment represents a more
desirable utilization of land;

4. Availability of Facilities. There are or are planned to be adequate transportation,
recreation, utility and other facilities to accommodate the uses and densities permitted
by the proposed amendment;

5. Desired Pattern of Growth. The proposed amendment promotes the desired pattern for
the orderly physical growth of the County and guides development of the County based
on the projected population growth with the least amount of natural resource impairment
and the efficient expenditure of funds for public services;



Planning Commission Flesolution 1 5-21
Meeling Date: November 3, 2015
MPA Case No: MPA15-006
Page 2

Spanish Sprinqs Area Plan Findinqs:

6. Policv SS.17.1

7. Policy SS.17.2

b.

The amendment will further implement and preserve the Vision and Character
Statement of the Spanish Springs Area Plan;

The amendment conforms to all applicable policies of the Spanish Springs Area
Plan;

The amendment does not conflict with the public's health, safety or welfare;

b.

A feasibility study relative to municipal water, sewer and storm water was
provided by the applicant that clearly identifies the improvements likely to be

required to support the intensification, and those improvements have been

determined to be in substantial compliance with all applicable existing facilities
and resource plans;

A traffic analysis has been conducted that clearly identifies the impact to the
adopted level of service within the [unincorporated] Spanish Springs
Hydrographic Basic and the improvements likely to be required to achieve the
adopted level of service;

The overall percentage of commercial and industrial regulatory zone acreage will
not exceed 9.86 percent of the Suburban Character Management Area; fon June

23, 2015, the Washoe County Board of County Commissioners approved removal of this
policy from the Spanish Springs Area Plan, and it is pending conformance review by the
Truckee Meadows Regional Planning Commission. lt is anticipated that this proposalwill
be found in conformance with the Truckee Meadows Regional Plan due to a recent

amendment to Regional Plan Policy 1.3.3 which allows for an increase in size of existing

contiguous industrial land use in the Spanish Springs Area Plan by no more than 150

acres over the next 10 years.l

lf the proposed intensification will result in a drop below the established policy

level of service for transportation (as established by the Regional Transportation
Commission and Washoe County) within the Spanish Springs Hydrographic
Basin, the necessary improvements required to maintain the established level of
service are scheduled in either the Washoe County Capital lmprovements
Program or Regional Transportation lmprovement Program within three years of
approval of the intensification; and

The intensification will not require infrastructure improvements beyond those
articulated in Washoe County and Regional transportation plans AND the
necessary improvements are scheduled in either the Washoe County Capital

d.

6



Planning Commission Resolution 1 5-21
Meeting Date: November 3, 2015
MPA Case No: MPA15-006
Page 3

lmprovements Program or Regional Transportation lmprovement Program within
three years of approval of the intensification.

Now, therefore, be it resolved that pursuant to NRS 278.210(3) the Washoe County Planning
Commission does hereby adopt the proposed Master Plan Amendment in Master Plan
Amendment Case Number MPA15-006, to include the Spanish Springs Master Plan attached as
Exhibit A to this Resolution. A certified copy of this resolution shall be submitted to the Board of
County Commission and any appropriate reviewing agencies in accordance with NRS 278.220.

ADOPTED on November 3,2015

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

Attachment: Exhibit A - Spanish Springs Master Plan Map

R. Webb, Jr., AICP,
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RESOLUTION OFTHE WASHOE COUNTY PLANNING COMMISSION

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER
RZA15.OO7 AND THE AMENDED SPANISH SPRINGS REGULATORY ZONE MAP

Resolution Number 15-22

Whereas Regulatory Zone Amendment Case Number RZA15-007 (Mystic Mountain) came
before the Washoe County Planning Commission for a duly noticed public hearing on November
3,2015;

Whereas the Washoe County Planning Commission heard input from both staff and the public
regarding the proposed Regulatory Zone Amendment;

Whereas the Washoe County Planning Commission gave reasoned consideration to the
information it has received regarding the proposed Regulatory Zone Amendment;

Whereas the proposed Regulatory Zone Amendment shall be adopted pending adoption of the
proposed Master Plan Amendment (MPA15-006) by the Washoe County Board of County
Commissioners and a positive finding of conformance with the Truckee Meadows Regional
Plan;and

Whereas, pursuant to Washoe County Code Section 110.S21.15(d), the Washoe County
Planning Commission made the following findings necessary to support the recommendation for
adoption of the proposed Regulatory Zone Amendment case Number RZAIs-007:

1. Consistenc)r with Master Plan. The proposed amendment is in substantial compliance
with the policies and action programs of the Master Plan;

2. Compatible Land Uses. The proposed amendment will not result in land uses which are
incompatible with (existing or planned) adjacent land uses, and will not adversely impact
public health, safety or welfare;

3. Response to Change Conditions. The proposed amendment identifies and responds to
changed conditions or further studies that have occurred since the plan was adopted by
the Board of County Commissioners, and the requested amendment represents a more
desirable utilization of land;

4. Availabilitlr of Facilities. There are or are planned to be adequate transportation,
recreation, utility and other facilities to accommodate the uses and densities permitted
by the proposed amendment;

5. Master Plan Policies and Action Programs. The proposed amendment will not adversely
affect the implementation of the policies and action programs of the Washoe County
Master Plan;



Planning Commission Resolution 1 5-22
Meeting Date: NovemberS, 2015
BZACaseNo: BZA15-007
Page2

6. Desired Pattern of Growth. The proposed amendment promotes the desired pattern for
the orderly physical growth of the County and guides development of the County based

on the projected population growth with the least amount of natural resource impairment

and the efficient expenditure of funds for public services; and

7. Effect on a Military lnstallation When a Militarv lnstallation is Required to be Noticed.

The proposed amendment will not affect the location, purpose and mission of a military

installation.

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby

recommend adoption of Regulatory Zone Amendment Case Number RZA15-007 and the

amended Spanish Springs Regulatory Zone Map as included as Exhibit A to this Resolution to

the Washoe County Board of County Commissioners.

ADOPTED on November 3, 2015

WASHOE COUNTY PLANNING COMM]SSION

ATTEST:

Attachment: Exhibit A - Spanish Springs Regulatory Zone Map

R. Webb, Jr., AICP,
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