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THROUGH: William H. Whitney, Division Director, Planning and Development
Community Services Department, 328-3617, bwhitney@washoecounty.us

SUBJECT: 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); and (2) an
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
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 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:
¢ Amend the Spanish Springs Master Plan Map from Suburban Residential (SR) to
Industrial (I) on one +60 acre parcel (APN: 538-171-09); and

e Amend the Spanish Springs Regulatory Zone Map from Low Density Suburban
(LDS) to Industrial (I) on the same +60 acre parcel (APN: 538-171-09).

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 Low
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 December 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 zoned
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 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.

FISCAL IMPACT
No fiscal impact.
RECOMMENDATION

It is recommended that the Board of County Commissioners 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: 53 8-171-09); 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 the same +60 acre
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 determination of conformance with the Truckee Meadows Regional Plan
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 +60 acre
parcel (APN: 538-171-09); and (2) to approve an amendment to the Spanish Spring
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 Case No. MPA15-006.”
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“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. Sth Street
P.O.Box 11130

Reno, Nevada 89520

(775) 328-2005

RESOLUTION
ADOPTING AN AMENDMENT TO THE SPANISH SPRINGS MASTER PLAN MAP,
A PART OF THE WASHOE COUNTY MASTER PLAN
(CASE NUMBER MPA15-006)

WHEREAS, Sections 278.150, 278.170 and 278.210, Nevada Revised Statutes, specify that the
Washoe County Planning Commission may prepare, adopt and amend a master plan for 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 design,
conservation plan, economic plan, historic properties preservation plan, housing plan, land use plan,
population plan, public buildings, public services and facilities, recreation plan, safety plan, seismic
safety plan, solid waste disposal plan, streets and highways plan, transit plan, and transportation 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 of the 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 Master Plan, and has submitted the
amendments to the SPANISH SPRINGS MASTER PLAN MAP, a part of the Washoe County Master
Plan, to the Board of County Commissioners, Washoe County, with the recommendation for approval
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 as
reported by the Planning Commission, in order to conserve and promote the public health, safety and
general welfare;

WHEREAS, A public hearing on the adoption of the Washoe County Master Plan, including the
SPANISH SPRINGS MASTER PLAN MAP, was first held on May 21, 1991, 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, 1991, with
the most recent amendment to the SPANISH SPRINGS MASTER PLAN MAP being held on
(RPC Conformance Review date), by the




Master Plan Amendments
Spanish Springs Area Plan
Case Number MPA15-006

Truckee Meadows Regional Planning Commission, at which time the plan was deemed in
conformance with the Truckee Meadows Regional Plan; and

WHEREAS, The amendment to the SPANISH SPRINGS MASTER PLAN 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 Revised 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
PLAN 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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WASHOE COUNTY COMMISSION 1001 E. 9th Street
P.O. Box 11130

Reno, Nevada 89520

(775) 328-2005

RESOLUTION
ADOPTING AN AMENDMENT TO THE
SPANISH SPRINGS AREA PLAN 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: 538-171-09) 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 comment 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 110.821.15:

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. 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. 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 efficient 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

RZA15-007 Mystic Mountain LLC

Page 2 of 2

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, 2015, to be effective only as stated above.

WASHOE COUNTY COMMISSION

Marsha Berkbigler, Chair

ATTEST:

Nancy Parent, County Clerk
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Attachment B

Planning Commission Staff Report

Subject:

Applicant/Property Owner:
Agenda Item Number:

Summary:

Recommendation:

Prepared by:

Meeting Date: November 3, 2015

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

Mystic Mountain LLC
8A

To amend the Washoe County Master Plan Category on one
+60.15 acre parcel from Suburban Residential (SR) to Industrial
(1); and to amend the Regulatory Zone on the same +60.15 acre
parcel from Low Density Suburban (LDS) to Industrial (1).

Adopt Master Plan Amendment Case Number MPA15-006 and
Regulatory Zone Amendment Case Number RZA15-007 and
authorize the Chair to sign both attached resolutions.

Grace Sannazzaro, Planner
Washoe County Community Services Department
Planning and Development Division

Phone: 775.328.3627
E-Mail: gsannazzaro@washoecounty.us
Description

Master Plan Amendment Case Number MPA15-006 and Regulatory Zone Amendment
Case Number RZA15-007 - 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 Industrial () on
one +60.15 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 (LDS) to
Industrial (I) on one +60.15 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 proposed. 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.

MPA15-006 & RZA15-007
MYSTIC MOUNTAIN LLC



e  Applicant/Property Owner: Mystic Mountain LLC

= Location: Adjacent to the west of the Pyramid Highway
(SR445); adjacent to the north of the Spanish
Springs Business Park; approximately one-third
mile north of Ingenuity Avenue and approximately
one-third mile south of Pebble Creek Drive.

* Assessor’s Parcel No: 538-171-09

e Parcel Size: +60.151 acres

e  Existing Master Plan Category: Suburban Residential (SR)

e Proposed Master Plan: Industrial (1)

e Existing Regulatory Zone: Low Density Suburban (LDS)

¢ Proposed Regulatory Zone: Industrial (1)

¢ AreaPlan: Spanish Springs

o Citizen Advisory Board: Spanish Springs

e Development Code: Article 820, Amendment of Master Plan
Article 821, Amendment of Regulatory Zone

¢  Commission District: 4 — Commissioner Hartung

e  Section/Township/Range: Section 14, T21N, R20E, MDM,

Washoe County, NV

Master Plan Amendment Case No. MPA15-006 & Regulatory Zone Amendment Case No. RZA15-007
Page 2 of 29
MPA15-006 & RZA15-007
MYSTIC MOUNTAIN LLC



Staff Report Contents

VICINITY MBP ..ottt sttt et st e e e st e et n et et e et e et easeesensesns oo 7
Proposed Spanish Springs Master Plan Map.........c..occiiiieeiceiiiceesteeeeeeeseeseeeereseesseseseesessenes 9
Proposed Spanish Springs Regulatory Zone Map...........c.coueevreeeieeeeeecieineeeeeeeeeeeeeereeseessenns 10
ANBIYSIS ...ttt st et e et este e et e taanetesneserares 11
COMPEALDIILY ..ottt sttt ettt e e er e eseneeneaeas 11
Services and FACIItIES .........ccoiveeiiiieireceecece et e st es e e snaeea 12
Washoe County Master PIaN..........c.cciiieieiiececece et eeee e e e sessee e e e s e s saeeeeenes 13
Spanish SPrings Area PIAN ...........ccoviieiiieeeeeesee et see et eeee et serstesesess e eseesssesssssesesaes 14
Truckee Meadows REgIONal PIAN.............ouiiiiiiiiie ettt s seeeeeee s e s eeneeseesesssee s 18
Development Suitability within the Spanish Springs Area Plan.........c..ooveeveveeeeeeeeeeeeeeeeeans 19
Neighborhood MEEING..........oceiriieiee ettt e s e e e ee e eseee e s eeseeeeseseseesaes 19
PUDIIC COMMENL.........ouiiiiieeen ettt s e e b st et e e e eesesee e esaesensessesans 20
PUDIIC HEArNG NOLICE.........cceiiieieeirieeeee ettt e e eeeeee e e eeesaesse et e s s enneseans 20
Reviewing AGeNnCy COMMENES ......c..cciriiiiiiiceeeeceetccee ettt e et eee e ee e esseeseseseeseeseeeseens 20
Findings for Master Plan AMEndmENnt ...............oouoiiiiierieiceeiee e eeee e e eee e e eeee e s e 21
Findings for Regulatory Zone AMENAMENL .............coeeiieeiiiieeeeeeeeeeseeeeeeeeeeeseeereeeeeeesssess e 24
RECOMMENAALION........ooiiiiicieee ettt e et e st eeae e e s e e enaeen 26
POSSIDIE MOLION........cciimiiiiee ettt st ee et s e st e s e e et s s e e s e st eee s e eneeaes 26
ADDEAI PTOCESS......coeiviieiieeiie sttt sttt e st sttt e e eeeeae st eseeseseeseesessensenseneeesesses 29

Attachment Contents

Master Plan Amendment RESOIULION ...........c..cieveeiiieinreereee e eeeeees e Attachment A
Regulatory Zone Amendment ReSOIULION...............ccovvieiveeieeeeeeceeeeee e s e e Attachment B
Proposed Master Plan Map...........cooiiirececccecee et een e s e Attachment C
Proposed Regulatory Zone Map ...........ooiiceieecierieieieee e eeeeeeeeeeeeeeeeveeeeesensessese e Attachment D
Reviewing AGENCY COMMENLS .......cc.ecviiieeiiticiieie et e e eee et e et ess s eeseeeessenenns Attachment E
Traffic IMPACE STUAY ..ottt e e e re e eae e e e e st e s e e Attachment F
Neighborhood MEEtING........cciiieriirece ettt ee st eeveer e es e Attachment G
PUblic COMMENL.........coie ettt et Attachment H

Master Plan Amendment Case No. MPA15-006 & Regulatory Zone Amendment Case No. RZA15-007
Page 3 of 29
MPA15-006 & RZA15-007
MYSTIC MOUNTAIN LLC



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
countywide 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.

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

» Conservation Element. Information, 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. Information, 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.

e Public Services and Facilities Element. Information, 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.

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

e Open Space and Natural Resource Management Plan Element. Information, 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
MPA15-006 & RZA15-007
MYSTIC MOUNTAIN LLC



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 Development Code, unless a
military installation is required to be noticed, then a finding of fact pursuant to subsection 6 of
Section 110.820.15 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 Regulatory 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 Regulatory
Zones (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 that further
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
countywide 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. If the subject
parcel(s) is within a Specific Plan, Joint Plan or Community Plan found in Volume Three of the
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 Board of County
Commissioners.

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

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 Industrial (I} and the Regulatory Zone be amended to
Industrial (I) 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 Industrial 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 +35 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 Industrial. The
applicant states that access to the subject parcel will be from Hawco Court, an existing +1,000
foot long cul-de-sac within the Business Park that connects to Ingenuity Avenue. Ingenuity
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. It 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 planned for both
non-residential and residential uses.

The Washoe County Master Plan identifies the Industrial 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 Industrial 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 Industrial 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 cumrently consists of warehousing, manufacturing, offices, and
distribution centers.

Compatibility

The Compatibility Table in the Land Use and Transportation Element of the Master Plan shows
the Industrial 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 Industrial zoned Spanish Springs Business Park was specifically planned for in
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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 Industrial 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 Industrial 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 industrial and 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
Industrial 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 property
line. In summary, Industrial 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 (TMWA) 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 resuit of the proposed amendments on the subject +60 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 Drainage: 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.

Community 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 Impact Study (TIS) analyzed the impact of the project on the
intersections of Pyramid Highway at Calle de la Plata and Ingenuity 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 Ingenuity Avenue, a traffic light is not
warranted at this intersection. RTC also stated that at the Pyramid Highway/Ingenuity Avenue
intersection for left turn storage requirements, the existing turn pockets on the Pyramid 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 Industrial 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 the Northern Addition
will be directly off the Pyramid Highway via Ingenuity Avenue and Hawco Court, which are
within the Spanish Springs Business Park. (Traffic Impact Study- Attachment F)

Washoe County 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 TRANSPORATION ELEMENT - Volume One of the Washoe County
Master Plan

Goal Three: The majority of growth and development occurs in existing or planned
communities, utilizing smart growth practices.

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

Policy LUT.3.2 In 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 (Policies LUT.3.1; LUT.3.2 and LUT.3.5): The subject request is proposing an
expansion to the Spanish Springs Business Park, known as the Northern Addition, during a time
where a study prepared for the Truckee Meadows Regional Planning Agency identified that the
Truckee Meadows Region is lacking ready-to-build large parcels consisting 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 County Master Plan

Goal Three: Plan for a balanced development pattern that includes employment and
housing opportunities, public services and open spaces.

Goal Four: Coordinate 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 Five): The proposed amendments will allow for
increased employment opportunities in the Spanish Springs planning area. Public 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 service provider for the subject area.
Washoe County Public Works has advised that if approved, there is adequate sewer capacity
for Industrial land use types on the subject +60 acre parcel. Primary streets and highways used
to access the subject site will be the Pyramid Highway, McCarran Boulevard, and the U.S. 395
and I-80 freeways.

Spanish Springs 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

Goal One: The pattern of land use designations in the Spanish Springs Area Plan
will implement and preserve the community character described in the
Character Statement.

Policy $8.1.3 The following Regulatory Zones are permitted within the Spanish Springs
Suburban Character Management Area:
a. High Density Rural (HDR — One unit per 2.5 acres).
b. Low Density Suburban (LDS — One unit per acre).
¢. Medium Density Suburban (MDS — Three units per acre).
d

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

. Neighborhood Commercial/Office (NC).

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

g. Industrial (1).

[0]
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h. Public/Semi-Public Facilities (PSP).
i. Parks and Recreation (PR).

j- General Rural (GR).

k. Open Space (OS).

Policy $S.1.5 [n some cases, the land uses available in certain regulatory zones in the
Spanish Springs Area Plan 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: If approved, the request will result in Industrial zoning on the subject parcel and
an expansion to the existing Spanish Springs Business Park, both of which are within the
Spanish Springs SCMA. Policy SS.1.3 states that Industrial zoning is allowed within the SCMA.
Table C-4 of Appendix C of the Spanish Springs Area Plan allows “Limited General Industrial”
and “Intermediate General Industrial” use types on parcels with Industrial zoning. The Washoe
County Development Code identifies typical “Limited General Industrial” use types as apparel
manufacturing, paper products finishing, furniture production and production of fabricated metal
products and typical ‘Intermediate General Industrial” use types as production of food
substances, household appliance manufacturing, prefabrication of manufactured buildings, and
major repair/reconstruction and storage of fabricated housing. Table C-4 does not allow “Heavy
General Industrial” use types in the Spanish Springs planning area. The Washoe County
Development Code defines “Heavy General Industrial” use types as uses which should not be
located near residential or commercial uses due to the intensive nature of the industrial activity
and/or the scale of operation, such as motor vehicle assembly, sawmills, textile dyeing, leather
tanning, and hazardous chemical production.

Policy $5.1.6 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 discussed
later in this report under “Findings for Master Plan Amendment”.

Scenic/Recreational/Cultural Resources

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

Policy $S.4.1 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. In considering
whether to grant a special use permit or in consideration of any conditions

Master Plan Amendment Case No. MPA15-006 & Regulatory Zone Amendment Case No. RZA15-007
Page 15 of 29
MPA15-006 & RZA15-007
MYSTIC MOUNTAIN LLC



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 Impact Statement or other study undertaken
regarding the proposal.

Staff Comment: The applicant states 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 $S.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 ~Western Theme Design Guidelines and Appendix
B - Business Park Design Guidelines.

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

Water Resources — Supply

Goal Twelve: 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 $S.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. Imported 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.

iil. The Truckee River surface water dedicated must be capable of
diversion to the Orr Ditch.

Policy §5.12.2 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 Comment (Policies SS.12.1 and SS.12.2): The applicant has submitted as a part of their
application a letter verifying adequate water rights for Industrial zoning on the proposed +60
acre parcel that will be an expansion of the Spanish Springs Business Park. The Truckee
Meadows Water Authority (TMWA) will make a determination of water rights at the development
stage. The applicant states that for irrigation and industrial type processes, the 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-residential uses in
a manner that implements and preserves the community character as described in the
Spanish Springs Vision and Character Statement.

Policy $S.15.1 Whenever applicable, all development within the ~Spanish Springs
Suburban Character Management Area will connect to a community water
service.

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

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

Staff Comment (Policies SS.15.1, SS.15.2 and SS.15.3): 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 irrigation and industrial
processing.

Water Resources — Wastewater

Goal Sixteen: Wastewater treatment and disposal will be provided to residential and
nonresidential uses in a manner that implements and preserves the community character
as described in the Spanish Springs Vision and Character Statement.

Policy $S.16.1 Whenever applicable, all development within the Spanish Springs
Suburban Character Management Area will connect to a community sewer
service.

Staff Comment: The subject parcel will connect to existing community sewer through Washoe
County Utility Services. Washoe County Public Works states 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 Vision and Character Statement, or to
respond to new or changing circumstances. Amendments must
conform to the Spanish Springs Vision and Character Statement.
Amendments will be reviewed against a set of criteria and thresholds
that are measures of the impact on, or progress toward, the Vision
and Character Statement.

Staff Comment: The Spanish 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-residential uses together with residential uses. The suburban
core is part of the Suburban Character Management Area (SCMA). The SCMA is a designated
growth area in the Spanish Springs planning area, which allows a range of regulatory zones,
including industrial, commercial and residential. As stated earlier in this report the subject
request is in response to a study dated December 12, 2013, “Truckee Meadows Industrial
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 industrial 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 the 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 Springs 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 parcel is not 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 (TMWA) is the provider for community
water services and Washoe County is the provider for community sewer services in the subject
area. As previously stated, Washoe County Public Works has advised that there would be
adequate sewer capacity for development that could result from the approval of the proposed
amendments. The applicant states that the subject parcel should have adequate water rights to
serve the proposed Industrial regulatory zone. If there are any adverse impacts, the applicant
will be required to work with TMWA and Washoe County on infrastructure improvements.
Irrigation water will be provided through the City of Sparks effluent water system. The Truckee
Meadows Fire Protection District (TMFPD) is the provider for fire and emergency services. The
applicant states that the current developed area of the Business Park receives fire water
through its Early Suppression Fast Response (ESFR) system from the Desert Springs Tank #3.
The TMFPD Station #17 is approximately two miles to the south of the subject parcel at the
corner of La Posada and the Pyramid Highway. RTC is one of the Reviewing Agencies for this
application, and included the following as a part of their response to the TIS:

“The policy Level of Service (LOS) standard for Pyramid Highway is E. New
intersections or changes to existing intersections shall be designed to provide a
LOS consistent with maintaining the policy L.OS of the intersection corridor. This
project should be required to meet all the conditions necessary to complete road
improvements to maintain policy LOS standards. Currently, there are no interim
improvements, i.e., widening from 2 to 4 lanes on the Pyramid Highway north of
La Posada/Eagle Canyon projected by RTC at this time.”

Development Suitability within the Spanish Springs Area Plan

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.

Neighborhood Meeting

In 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 820
(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 5" 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 Comment

Dawn Costa-Guyon, Chair of the Spanish Springs Citizen Advisory Board, attended the October
5™ 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 Industrial manner
does not present to me to be an issue. | would recommend passing this.” 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 Industrial
regulatory zone than a Residential regulatory zone. (Attachment H)

Public Hearing 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 Noticing 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
Assessor’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. Alegal ad was placed in the Reno Gazette-Journal for October 20, 2015 publication.

Reviewing Agency Comments

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

e 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

o Washoe County Health District

e Environmental Health

o Mosquito/Vector 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)

Regional Transportation Commission

Roads, Washoe County Engineering

Land Development, Washoe County Engineering
Nevada Department of Transportation

Findings 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 8S.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. Consistency 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.

Staff Comment: The existing land use pattern of Industrial zoning adjacent to Low Density
Suburban (LDS) zoning will remain unchanged. Industrial zoning designated to parcels within
the Spanish Springs Business Park and adjacent parcels with residential zoning have been
coexisting for approximately 15 years with no identified adverse impacts. The Business Park is
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restricted to ‘Limited” and “Intermediate” 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 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.

Staff Comment: A study, “Truckee Meadows Regional Industrial Lands Analysis” prepared for
the Truckee Meadows Regional Planning Agency concluded that the Truckee Meadows Region
is short on development-ready large parcels consisting of 20 acres or more for industrial-type
businesses. This proposal supports growth within the TMSA and the Spanish Springs SCMA
which has existing infrastructure.

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.

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
service 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 type uses in the
TMSA and the SCMA which has existing infrastructure. The SCMA is a designated area for
growth in the Spanish Springs planning area.

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

Staff Comment: This finding is not applicable as there are no military installations within the
required noticing distance to the subject property and this finding therefore is not required.

Spanish Springs Area Plan Findings

7. Policy §S.17.1 In 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.
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Staff Comment (Policy SS.17.1 (a) (b) and (c): The proposed amendments will further
implement and preserve the Spanish Springs 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 Springs 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. Policy $8.17.2 In 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 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 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.

Staff Comment: A feasibility study was provided by the applicant regarding Water, Storm Water,
Sewer, Effluent and Early Suppression Fast Response (ESFR) systems. 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 Impact Study (TIS) was submitted with the application. The TIS
analyzed the impact of the project on the intersections of Pyramid Highway at Calle de la Plata
and Ingenuity Avenue, which were discussed earlier in this report. The Washoe County
Engineering and Capital Projects Division had no comments on the proposed amendments.

¢. 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 Amendment Case Number MPA10-002), and the 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
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.

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. If 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 Improvements Program or Regional
Transportation Improvement 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 Impact Study (TIS) as discussed earlier in this
report, and there is no anticipated drop in the Level of Service for the transportation network in
Spanish Springs as a result of the proposed amendments.

f. If 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 Improvements Program or Regional Transportation
Improvement Program within three years of approval of the intensification.

Staff Comment: RTC commented on the Traffic Impact Study (TIS) as discussed earlier in this
report, and there is no requirement for regional infrastructure improvements 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 parks reflect the policy growth level
established in Policy §S.1.2.

Staff Comment: Not applicable. Policy SS.1.2 addresses new residential units of land use
capacity.

h. If 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 enroliment. 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 Industrial uses 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 Requlatory 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. Consistency with Master Plan. The proposed amendment is in substantial compliance
with the policies and action programs of the 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.

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.

Staff Comment: The existing land use pattern of Industrial regulatory zoning adjacent to
residential regulatory zoning will remain unchanged. Parcels with Industrial regulatory zoning
within the 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 “Intermediate” general industrial uses, which are
compatible with residential regulatory zoning with the implementation of proper mitigation
measures as discussed earlier in this report. The proposal 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.

Staff Comment: A study prepared for the Truckee Meadows Regional Planning Agency
revealed that the Truckee Meadows Region is short on development-ready large parcels
consisting of 20 acres or more for industrial-type businesses. The subject proposal supports
industrial growth within the TMSA and the Spanish Springs SCMA, which has existing
infrastructure.

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.

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 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
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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 industrial use-type
opportunities in the TMSA and the SCMA which is a designated area for growth in the Spanish
Springs planning area which has existing infrastructure.

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.

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 Industrial (I) on the subject +60 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 Industrial (I) on the subject
parcel (APN: 538-171-09). Approve a resolution recommending adoption of an
amendment to the Spanish Springs Regulatory Zone Map.

(3) If 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) ltis 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 Industrial (I} on the subject +60 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 Industrial (I) on the subject
parcel (APN: 538-171-09). Approve a resolution recommending adoption of an
amendment to the Spanish Springs Regulatory Zone Map.

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

(4) 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.

(5) 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.

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 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. 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. 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 Master Plan designation.

5. 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 efficient expenditure of funds for public services.

Spanish Springs Area Plan Findings - Policies $S.17.1 and SS.17.2 (a part of the Master
Plan)

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

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

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

9. A feasibility study has been conducted, commissioned and paid for by the applicant,
relative to municipal water, sewer and storm water 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 for Spanish Springs 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 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.

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 commercial/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.]

12. If 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 Improvements Program or Regional Transportation
Improvement 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.

13. If 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 Improvements Program or Regional Transportation
Improvement Program within three years of approval of the intensification.

Washoe County Development Code Section 110.821.15 (d) Requlatory Zone 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; more desirable use. 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.
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6. 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 efficient 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.

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: Applicant/Property Owner: Mystic Mountain, LLC, Attn: Jesse Haw, 550 W Plumb Lane,
Suite B-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 AMENDMENT TO THE WASHOE COUNTY MASTER PLAN,
THE SPANISH SPRINGS MASTER PLAN MAP (MPA15-006)
AND RECOMMENDING ITS ADOPTION TO THE BOARD OF COUNTY COMMISSIONERS

Resolution Number 15-21

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 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;
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Planning Commission Resolution 15-21
Meeting Date: November 3, 2015
MPA Case No: MPA15-006

Page 2

Spanish Springs Area Plan Findings:

6. Policy 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. Policy 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; [On 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. It is anticipated that this proposal will
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.]

d. If 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 Improvements
Program or Regional Transportation Improvement 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 15-21
Meeting Date: November 3, 2015
MPA Case No: MPA15-006

Page 3

Improvements Program or Regional Transportation Improvement 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 COMMISSION

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER
RZA15-007 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 110.821.15(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. 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
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. 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;
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Planning Commission Resolution 15-22
Meeting Date: November 3, 2015
RZA Case No: RZA15-007

Page 2

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 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.

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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REGIONAL TRANSPORTATION COMMISSION

Metropoitan Planning  Public Trausportation ¢ Op. rations Engincering & Constractzon

.

Motropo 1o eral gy caraf Wi Caun

October 6, 2015 FR: Chrono/PL 183-15

Ms. Grace Sannazzaro, Planner
Community Services Department
Washoe County

P.O. Box 11130

Reno, NV 89520

RE: MPA15-006/RZA15-007 (Mystic Mountain LLC)

Dear Grace,

The applicant is requesting a master plan amendment and a regulatory zone amendment on
approximately 60.15 acres located on the west side of Pyramid Highway north of the Ingenuity Avenue
intersection.

The Regional Transportation Plan (RTP) identifies Pyramid Highway from Calle de Plata Drive to
Winnemucca Ranch Road as an arterial with moderate access control (MAC) and Calle de la Plata Drive
from Eagle Canyon to Pyramid Highway as a collector with low access control (LAC). Ingenuity Avenue
is not designated as a regional road. To maintain arterial capacity, the following RTP access
management standards should be met.

e e ACCESS Management Standards-Arterials’ and Collectors ]
[ i Signals Left From | ]
Access . T Mzjor Left From Right Dece! o
Management g O:‘;Z‘: : Pejnﬁg.re Median Tvpe Street? Minor Street ot Lenss &t g;;?n?
Ciass peeds ‘ Spgcmgz iSpacing Driveway? Driveways? <
i from signal) | .
I 3ortess ' | i
Moaerate A . Yes No,on6or8
Access 4:: ‘:,5 hsd;)naxr;::m Raﬁsg,‘oroii'gtt: d 500 ft. l fane roadways Yes* | 200 1t/300 ft.
Control P ! 1590 fegt P minimum w/o signal
Raised or painted !
Soriess | WhUmpodkelsor | |
Log oﬁ;%e‘% 33110 hg:: ;g;:im w/painted turn 350 ft. Yes No | 150 ft/200 1.
' P 900 fe gt pockets or minimum |
two-way, left-turn , ;
i lane i :
Cn-gireet prnang ¢hei not be Jlowad on any new artencls, & Lmenaton of 6x £ng on sireet prrking shel be condsied & BrOnYy 100 Ma;af and feaor & 12758 eperitng o

o7 b ow the palicy level of sorce,
Winmumsigna spacing s & paonnz purpesss only addizon:i anziys s muestbz made <f propicednew signzie i the cont=xt of ex stng cands ons glonnsd sgrziseg
intersecion. , and other re'evant fzciar: impaet ng corndor lovel of corvize.

. Manimumzpceng lromes gnolzes nio cocton/-pacng Iromother dnveways.

‘ Ifthere are mere tran 631ntcuna, nnt-tum movemenis dunng the peak-"ou .

The policy Level of Service (LOS) standard for Pyramid Highway is E. New intersections or changes to
existing Intersections shall be designed to provide a level of service consistent with maintaining the policy
level of service of the intersecting corridor. This project should be required to mest all the conditions
necessary to complete road improvements to maintain policy LOS standards.

RTC Board: Neoma Jardon (Chalr) - Ron Smith (Vica Chair) + Bob Lucey + Paul McKenzis + Vaughn Hartung
PO Box 30002, Reno, NV 89520 + 1105 Teminat Way, Reno, NV 89502 - 775-348-0400 + ricwashoe.com
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Page 2 MPA15-006/RZA15-007 (Mystic Mountain LLC)

Currently, there are 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 Ingenuity Avenue was described in the application, however a site plan was
not included with the project application.

The Traffic Impact Study (TIS) prepared by Solaegui Engineers, Ltd dated September 8, 2015 was
submitted with the application. The TIS analyzed the impact of the project on the intersections of
Pyramid Highway at Calle de la Plata and ingenuity Ave.

A review of the Traffic Impact Study (TIS) found the following:

1. The TIS evaluated the Manual on Uniform Traffic Control Devices (MUTCD) traffic signal Warrant
3 - Peak Hour for the Pyramid Highway/Calle de la Plata Drive intersection. The MUTCD states
that the Peak Hour Warrant “shall be applied only in unusual cases, such as office complexes,
manufacturing plants, industrial complexes, or high-occupancy vehicle facilities that attract or
discharge large numbers of vehicles over a short time.” The warrant is typically used for a minor
street directly serving the high traffic generator. With the distance of the Pyramid Highway/Calle
de la Plata Drive intersection to Ingenuity Avenue approximately 3/4™ of a mile, this warrant does
not apply.

2. The TIS also analyzed the Pyramid Highway/Ingenuity Avenue intersection for left tum storage
requirements. The existing tum pockets on Pyramid Highway meet NDOT access management
standards for the project traffic.

Thank you for the opportunity to comment on this project. If you have any questions, please feel free to
contact me at 335-1918. _

Sincerely,
QQQ"LQ\
Debra Goodwin
Planning Administrator
DG/jm
Copies: Bill Whitney, Washoe County Community Services Depariment
Marchon Miller, Regional Transportation Commission
Tina Wu, Regional Transportation Commission
David Jickling, Regional Transportation Commission
Julie Masterpool, Regional Transportation Commission
Doug Maloy, Regional Transportation Commission
Janelle Thomas, Nevada Department of Transportation District il
518 Mystic Mountain LLC

MPA15-006 & RZA15-007
ATTACHMENT E



From: rhri Kimbl!

To: Sannazzaro, Grace

Cc: Yesely, Leo; Lawson, Clara

Subject: MPA15-006 and RZA15-007

Date: Tuesday, October 06, 2015 9:07:51 AM

Attachments: image001.png

Grace,
| have reviewed the referenced Master Plan Amendment and Regulatory Zone Amendment and have

no comments or conditions from the Roads perspective.
Thx,
Kimble

Kimble O Corbridge P £, CFM
Washoe County Community Services Department
kCothndge@yashoewsaunty.us | 0775.328.2041 | £ 775.328.3699 | 1001 E. Ninth St., A-255,

Reno, NV 89512

Connect with us: ¢Mail | Twitter | Eacebook | www.washoecounty.ys

MPA15-006 & RZA15-007
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From: Vesely, Leg

To: Sannazzaro, Grage

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

Grace,

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

Thanks

Leo R. Vesely, PE, CFM

Licensed Civil Engineer

Washoe County Community Services Department
Engineering and Capital Projects Division

1001 East Ninth Street

Reno, NV 89520

775.328.2313

Fax.328.3699

lvesely@washoecounty us

MPA15-006 & RZA15-007
ATTACHMENT E



From: Lyday, Anita R [mailto:alyday@dot.state.nv.us]

Sent: Wednesday, September 23, 2015 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 | don’t have any comments.

Thank you

Anita Lvday. PE. PTOE

District II Urban Traffic Engineer
Carson City and Washoe County
775-834-8320

alvdayi dot.state.nv.us

MPA15-006 & RZA15-007
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NORTHERN ADDITION INDUSTRIAL
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 north of
Ingenuity Avenue. The project site is currently 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 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.

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

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

It is recommended that any required signing, striping 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.

SOLAEGUI ENGINEERS, LTD. 3

MPA15-006 & RZA15-007
ATTACHMENT F



INTRODUCTION

STUDY AREA

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 north of
Ingenuity Avenue. Figure 1 shows the approximate location of the project site. 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 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 the east across Pyramid Highway, and undeveloped land to the west. The proposed Northemn
Addition Industrial development will include the construction of a high-cube warehouse building
containing 1,000,000 square feet of gross floor area.

EXISTING AND PROPOSED ROADWAYS AND INTERSECTIONS

Pyramid Highway is a two-lane roadway with one through 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 improvements generally include
striped white edgelines and graded shoulders on both sides of the roadway and a striped yellow
centerline with striped left turn pockets at intersections.

Calle De La Plata is a four-lane roadway with two through lanes in each direction west of Pyramid
Highway and a two-lane roadway with one through lane in each direction east of Pyramid Highway.
The speed limit is posted for 40 miles per hour west of Pyramid Highway and 50 miles per hour east
of Pyramid Highway. Roadway improvements on the four-lane section include curb, gutter,
sidewalk and bike lanes on both sides of the street with a raised, landscaped center median.
Roadway improvements on the two-lane section include striped white edgelines and graded
shoulders on both sides of the roadway and a striped yellow centerline.

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 miles per hour west of Pyramid Highway and 25 miles
per hour east of Pyramid Highway. Roadway improvements include curb, gutter, and sidewalk on
both sides of the street except for the north side of the street west of Pyramid Highway which has
only curb and gutter. A short section of raised center median exists on the east section.

SOLAEGUI ENGINEERS, LTD. 4
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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 approaches each
contain one left turn lane and a shared through-right turn lane, The west approach contains a
shared left turn-through lane and one right turn lane with width for a future through lane. The
east approach contains one shared left turn-through-right turn lane.

The Pyramid Highway/Ingenuity Avenue intersection is an unsignalized four-leg intersection with
stop sign control at the east and west approaches. The north and south approaches each contain one,
left turn lane, one through lane, and one right turn lane. The east approach contains one left turn lane
and one shared through-right turn lane. The west approach contains one wide lane from which the
left turn, through, and right turn 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 from
the Ninth Edition of ITE Trip Generation (2012) for Land Use 152 “High-Cube Warehouse/
Distribution Center”. The proposed project will include the construction of a warehouse building
containing approximately 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 cotrespond to the peak hours of adjacent street traffic.
Table 1 shows a summary of the average daily traffic (ADT) volume and peak hour volumes
generated by the proposed development.

TABLE 1
TRIP GENERATION
AM PEAK HOUR PM PEAK HOUR
LAND USE ADT IN OUT | TOTAL| IN OUT | TOTAL
High-Cube Warehouse (1,000,000 S.F.) 1,680 76 34 110 37 83 120

The proposed Northemn Addition Industrial development is anticipated to generate 1,680 average

daily trips with a total of 110 trips occurring during the AM peak hour and a total of 120 trips
occurring during the PM peak hour.

SOLAEGUI ENGINEERS, LTD. 6
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TRIP DISTRIBUTION AND ASSIGNMENT

The distribution of the project traffic to the key intersections was based on existing peak hour
traffic patterns and the locations of attractions and productions in the area. Figure 2 shows the
anticipated trip distribution. The peak hour trips shown in Table 1 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

Figure 4 shows the existing AM and PM peak hour turning movement volumes at the key
intersections. The existing AM and PM peak hour turning movement volumes at the two key
intersections were obtained from traffic counts taken in April of 2014 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 the 2025 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
1.0% average annual growth rate to the existing traffic volumes. The growth rate was derived
from ten-year historic traffic count data obtained from the Nevada Department of
Transportation’s (NDOT) Annual Traffic Report for count station 0312270 on Pyramid Highway
north of Calle De La Plata,

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

The key intersections were analyzed for capacity based on procedures presented in the 2010
Highway Capacity Manual (HCM), 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 operating conditions where a
letter grade “A” through “F”, corresponding to progressively worsening traffic operation, is
assigned to the minor movement.

The Highway Capacity Manual defines level of service for stop controlled intersections in terms
of computed or measured control delay for each minor movement. 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 2
LEVEL OF SERVICE CRITERIA F%RLSNSIGNALIZED INTERSECTIONS
LEVEL OF SERVICE DELAY RANGE (SEC/VEH)
A <10
B >10 and <15
C >15 and €25
D >25 and £35
E >35 and <50
F >50

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 3
INTERSECTION LEVEL OF SERVICE AND DELAY RESULTS
EXISTING + 2025 BASE +
EXISTING PROJECT 2025 BASE PROJECT
INTERSECTION AM PM AM PM AM PM AM PM
Pyramid Highway and Calle De La Plata
NB Left A79 | A8.1 | ABO | A84 | A0 | A8.3 | A8.1 | A8S6
SB Left A7.6 | A78 | A77 | A79 | AT6 | A79 | A78 | A80
WB Left-Thru-Right D26.0 | D31.0 | D31.5 | E38.7 | D33.3 | E40.0 | E42.5 | F52.6
EB Left-Thru B14.9 | C22.83 | C16.9 | D27.2 | Cl6.1 | D26.5 | C18.4 | D32.7
EB Right Bl1.1 { B10.3 | B11.4 | B11.0 | B11.6 | B10.6 | B12.0 | B114
SOLAEGUI ENGINEERS, LTD. 14
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TABLE 3 (CONTINUED)
INTERSECTION LEVEL OF SERVICE AND DELAY RESULTS
EXISTING + 2025 BASE +
EXISTING PROJECT 2025 BASE PROIJECT
INTERSECTION AM | PM | AM | PM | AM | PM | AM | PM
Pyramid Highway and Ingenuity
NB Left A76 | ATS5 | A78 | A76 | A77 | A76 | AT8 | AT
SB Left A75 } AT8 | AT5 | A78 | A75 | A78 | A7T5 | A7S8
WB Left B113 | B12.3 | B14.0 | B15.0 | B11.7 | B12.9 | B14.6 | C159
WB Thru-Right AB9 | A95 | AB9 | A95 | A9.0 | A9.6 | A9.0 | A96
EB Left-Thru-Right A94 | A93 | A9S5 | A97 | A95 | A94 | A96 | A98

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 minor
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 turn-through-right turn movement at the east approach which operates at LOS E during the PM
peak hour. For the 2025 base volumes the intersection minor movements are anticipated to operate
at LOS D or better except for the shared left turn-through-right turn movement at the east approach
which operates at LOS E during the PM peak hour. For the 2025 base plus project volumes the
shared left turn-through-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 Uniform Traffic Control 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 should be
applied only in unusual cases such as office complexes, manufacturing plants, industrial complexes,
or other high-occupancy vehicle facilities that attract or discharge large numbers of vehicles over a
short time. The Manual on Uniform Traffic Control Devices has eight additional warrants that
should be evaluated when considering the need for the installation of a signal. Traffic signal
warrant 3 appears to be met for the 2025 base plus project volumes based on the full approach
volume at the west leg. The warrant is not met if the right turn 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 intersection is anticipated to provide acceptable level of service operation.
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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 all 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 are anticipated to operate at
LOS B or better during the AM and PM peak hours. For the 2025 base plus project volumes the
intersection minor movements are anticipated to operate at LOS C or better during the AM and PM
peak hours. The intersection was analyzed with the existing approach lanes for all scenarios.

Left turn storage requirements were reviewed at the south approach of the Pyramid Highway/
Ingenuity Avenue intersection based on the NDOT criteria of providing 3 minutes of storage
during the peak hour. A minimum of 125 feet of storage is calculated for the 2025 base plus
project volumes. The left turn lane should also contain a minimum of 365 feet of deceleration length
based on NDOT’s access management standards for a total lane length of 490 feet. The existing left

turn pocket contains approximately 510 feet of left turn storage which will serve project traffic
demands.

SITE PLAN REVIEW

A copy of the preliminary site plan for the Northern Addition Industrial development 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 access from ingenuity Avenue to
the project site be designed per Washoe County standards.

REVERSE COMMUTE BENEFITS

The reverse commute benefits of industrial/warehouse development in north Spanish Springs was
reviewed. The existing industrial/warehouse development in north Spanish Springs is generally off
Pyramid Highway between Calle De La Plata and Pebble Creek Drive. Existing Pyramid Highway
peak hour traffic 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 peak
hour the northbound direction is larger. This imbalance results in inefficient roadway capacity
utilization. Balanced traffic flow produces better lane capacity utilization and traffic signal timing
efficiencies. Existing Pyramid Highway peak hour traffic volumes are less directional south of Calle
De La Plata than near Pebble Creek Drive.
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Table 4 shows the existing Pyramid Highway peak hour directional distribution on Pyramid
Highway at the two locations.

EXISTING PYRAMID HIGHWAY Pgﬁlfguxz DIRECTIONAL DISTRIBUTION
AM PEAK HOUR PM PEAK HOUR
LOCATION SOUTHBOUND | NORTHBOUND | SOUTHBOUND | NORTHBOUND
South of Pebble Creek 67% 33% 37% 63%
South of Calle De La Plata 65% 35% 41% 59%

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 industrial/warehouse traffic produces that improvement. The PM peak hour balance is
best south of Calle De La Plata. Improvement in the PM peak hour directional distribution is
significant because that time period yields 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 trip distribution is based on the Ninth
Edition of ITE Trip Generation (2012) for Land Uses 210: Single Family Residential and 120:
High-Cube Warehouse. Table 5 shows directional distribution by land use for the alternate land
uses.

TABLE §
ALTERNATE LAND USE DIRECTIONAL DISTRIBUTION
AM PEAK HOUR PM PEAK HOUR
LOCATION ENTERING DEPARTING ENTERING DEPARTING
Single Family Residential 25% 75% 63% 3%
High-Cube Warehouse 69% 31% 31% 69%

As indicated in Table 5, the residential directional distribution is roughly opposite that of the high-
cube warehouse land use. The alternate directional patterns are well established.

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

SOLAEGUI ENGINEERS, LTD,
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RECOMMENDATIONS

Traffic generated by the proposed Northern Addition Industrial development will have some impact

on the adjacent street network. The following recommendations are made to mitigate project traffic
impacts.

It is recommended that any required signing, striping 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.
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APPENDIX
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Project: New Project
Aiternative: Alternative 1

Trip Generation Summary - Alternative 1

Open Date:  8/21/2015
Analysis Date; 8/21/2015

Average Daily Trips

AM Peak Hour of
Adjacent Street Traffic

PM Peak Hour of
Adjacent Street Traffic

ITE  Land Use Enter _Exit _Total _Enter _Exit Total Enter Exit Total
162 HCWAREHOUSE 1 840 840 1680 76 34 110 37 83 120
1000  Gross Floor Area 1000 SF
Unadjusted Volume 0 0 0 0] 0 0 0 0 0
Internal Capture Trips 0 0 0 0 0 0 0 0 0
Pass-By Trips 0 0 0 V] 0 0 0 0 0
Volume Added to Adjacent Streets 0 0 0 0 o] 0 0 0 0
Total AM Peak Hour Internal Capture = 0 Percent
Total PM Peak Hour Internal Capture = 0 Percent
Source: Institute of Transportation Engineers, Trip Generation Manual 9th Edition, 2012
TRIP GENERATION 2014, TRAFFICWARE, LLC 1
MPA15-006 & RZA15-007
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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 1ID:
East/West Street:
North/South Street:

MSH

Solaegui Engineers
7/31/2015

AM Peak Hour

Pyramid & Calle De La Plata
Washoe County

Existing

Calle De La Plata
Pyramid Highway

Intersection Orientation: NS Study period (hrs): 0.25
Vehicle Volumes and Adjustments
Major Street: Approach Northbound Southbound
Movement 1 2 3 | 4 5 6
L T R | L T R
Volume 109 152 15 2 208 5
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 114 160 15 2 218 5
Percent Heavy Vehicles 2 -- - 2 - --
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 0 1 1 0
Configuration L TR L TR
Upstream Signal? ‘No No
Minor Street: Approach Westbound Eastbound
Movement 7 8 9 i 10 11 12
L T R | L T R
Volume 54 1 0 7 2 215
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 56 1 0 7 2 226
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / /
Lanes 0 1 0 0 1 1
Configuration LTR LT R
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 |7 8 9 | 10 11 12
Lane Config L L | LTR | LT R
v (vph) 114 2 57 9 226
C(m) (vph) 13456 1401 228 371 820
v/c 0.08 0.00 0.25 0.02 0.28
95% queue length 0.28 0.00 0.96 0.07 1.12
Control Delay 7.9 7.6 26.0 14.9 i1.1
LOS A A D B B
Approach Delay 26.0 11.2
Approach LOS D B
MPA15-006 & RZA15-007
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HCS+: Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst: MSH

Agency/Co.: Solaegui Engineers

Date Performed: 7/31/2015

Analysis Time Period: PM Peak Hour

Intersection: Pyramid & Calle De La Plata
Jurisdiction: Washoe County

Units: U, S, Customary

Analysis Year: Existing

Project ID:

East/West Street: Calle De La Plata
North/South Street: Pyramid Highway
Intersection Orientation: NS Study period (hrs): 0.25

Vehicle Volumes and Adjustments

Major Street: Approach Northbound Southbound
Movement 1 2 3 | 4 5 6
L T R i L T R
Volume 212 221 53 2 179 11
Peak—-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 223 232 55 2 188 11
Percent Heavy Vehicles 2 -~ - 2 -= -=
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 0 1 1 o
Configuration L TR L TR
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound
Movement 7 8 9 | 10 11 12
L T R | L T R
Volume 29 5 3 15 2 158
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 30 5 3 15 2 166
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / /
Lanes 0 1 0 0 1 1
Configuration LTR LT R
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 |7 8 9 | 10 11 12
Lane Config L L | LTR | LT R
v (vph) 223 2 38 17 166
C(m) (vph) 1373 1275 176 219 847
v/c 0.16 0.00 0.22 0.08 0.20
95% queue length 0.58 0.00 0.79 0.25 0.73
Control Delay 8.1 7.8 31.0 22.8 10.3
LOS A A D C B
Approach Delay 31.0 11.4
Approach LOS D B
MPA15-006 & RZA15-007
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HCS+:

Analyst: MSH
Agency/Co.: Solaegui Engineers
Date Performed: 7/31/2015

Analysis Time Period:
Intersection:
Jurisdiction:

Units: U. S. Customary
Analysis Year:

Project 1ID:

East/West Street:
North/South Street:

AM Peak Hour
Pyramid & Calle De La Plata
Washoe County

Existing + Project

Calle De La Plata
Pyramid Highway

TWO-WAY STOP CONTROL SUMMARY

Unsignalized Intersections Release 5.6

Intersection Orientation: NS Study period (hrs): 0.25
Vehicle Volumes and Adjustments
Major Street: Approach Northbound Southbound
Movement 1 2 3 | 4 5 6
L T R | L T R
Volume 109 220 15 2 239 7
Peak-Hour Factoxr, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 114 231 15 2 251 7
Percent Heavy Vehicles 2 - - 2 - -
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 0 1 1 0
Configuration L TR L TR
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound
Movement 7 8 9 | 10 11 12
L T R | L T R
Volume 54 1 1 11 2 215
Peak Hour Factor, PHF 0.95 0.95 0.95 0.85 0.95 0.95
Hourly Flow Rate, HFR 56 1 1 i1 2 226
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / /
Lanes 0 1 o] 0 1 1
Configuration LTR LT R
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 |7 8 9 | 10 11 12
Lane Config L L ] LTR { LT R
v (vph) 114 2 58 13 226
C(m) (vph) 1307 1320 193 316 785
v/c 0.09 0.00 0.30 0.04 0.29
95% queue length 0.29 0.00 1.20 0.13 1.19
Control Delay 8.0 7.7 31.5 16.9 11.4
LOS A A D C B
Approach Delay 31.5 11.7
Approach LOS D B
MPA15-006 & RZA15-007
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HCS+: Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst: MSH

Agency/Co.; Solaegui Engineers

Date Performed: 7/31/2015

Analysis Time Period: PM Peak Hour

Intersection: Pyramid & Calle De La Plata
Jurisdiction: Washoe County

Units: U, S. Customary

Analysis Year: Existing + Project

Project ID:

East/West Street: Calle De La Plata
North/South Street: Pyramid Highway
Intersection Orientation: NS Study period (hrs): 0.25

Vehicle Volumes and Adjustments

Major Street: Approach Northbound Southbound

Movement 1 2 3 | 4 5 6

L T R | L T R

Volume 212 254 53 3 254 15
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 223 267 55 3 267 15
Percent Heavy Vehicles 2 -- -- 2 -- --
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 0 1 1 0
Configuration L TR L TR
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound

Movement 7 8 9 I 10 11 12

L T R | L T R

Volume 29 5 4 17 2 158
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 30 5 4 17 2 166
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / /
Lanes 0 1 0] 0] 1 1
Configuration LTR LT R

Delay, Queue Length, and Level of Service

Approach NB SB Westbound Eastbound
Movement 1 4 | 7 8 9 | 10 11 12
Lane Config L L | LTR | LT R
v (vph) 223 3 39 19 166
C(m) (vph) 1280 1238 145 181 765
v/c 0.17 0.00 0.27 0.10 0.22
95% queue length 0.63 0.01 1.02 0.35 0.82
Control Delay 8.4 7.9 38.7 27.2 11.0
LOS A A E D B
Approach Delay 38.7 12.7
Approach LOS E B
MPA15-006 & RZA15-007
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HCS+: Unsignalized Intersections Release 5.6

TWO~WAY STOP CONTROL SUMMARY

Analyst: MSH
Agency/Co.: Solaegui Engineers
Date Performed: 7/31/2015

Analysis Time Period: AM Peak Hour

Intersection: Pyramid & Calle De La Plata
Jurisdiction: Washoe County

Units: U. S. Customary

Analysis Year: 2025 Base

Project ID:

East/West Street:
North/South Street:

Calle De La Plata
Pyramid Highway

Intersection Orientation: NS Study period (hrs): 0.25
Vehicle Volumes and Adjustments
Major Street: Approach Northbound Southbound
Movement 1 2 3 | 4 5 6
L T R | L T R
Volume 120 168 17 2 230 6
Peak~Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 126 176 17 2 242 6
Percent Heavy Vehicles 2 - -- 2 - -
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 0 1 1 0
Configuration L TR L TR
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound
Movement 7 8 9 | 10 11 12
L T R I L T R
Volume 60 1 0 8 2 237
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 63 1 0 8 2 249
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / /
Lanes 0 1 0 0 1 1
Configuration LTR LT R
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 | 7 8 9 | 10 11 12
Lane Config L L | LTR | LT R
v (vph) 126 2 64 10 249
C{m) (vph) 1318 1380 190 333 794
v/c 0.10 0.00 0.34 0.03 0.31
95% queue length 0.32 0.00 1.40 0.09 1.34
Control Delay 8.0 7.6 33.3 16.1 11.6
LOS A A D Cc B
Approach Delay 33.3 11.8
Approach LOS D B
MPA15-006 & RZA15-007
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HCS+: Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst: MSH
Agency/Co.: Solaegui Engineers
Date Performed: 7/31/2015
Analysis Time Period: PM Peak Hour
Intersection: Pyramid & Calle De La Plata
Jurisdiction: Washoe County
Units: U. 8. Customary
Analysis Year: 2025 Base
Project ID:
East/West Street: Calle De La Plata
North/South Street: Pyramid Highway
Intersection Orientation: NS Study period (hrs): 0.25
Vehicle Volumes and Adjustments
Major Street: Approach Northbound Southbound
Movement 1 2 3 | 4 5 6
L T R i L T R
Volume 234 244 59 2 198 12
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 246 256 62 2 208 12
Percent Heavy Vehicles 2 - - 2 - --
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 0 1 1 0
Configuration L TR L TR
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound
Movement 7 8 9 | 10 11 12
L T R | L T R
Volume 32 6 3 17 2 173
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 33 6 3 17 2 184
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / /
Lanes 0 1 0 0 1 1
Configuration LTR LT R
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 b7 8 9 | 10 11 12
Lane Config L L | LTR | LT R
v (vph) 246 2 42 19 184
C(m) (vph) 1349 1242 144 186 826
v/c 0.18 0.00 0.29 0.10 0.22
95% queue length 0.67 0.00 1.13 0.34 0.85
Control Delay 8.3 7.9 40.0 26.5 10.6
Los A A E b B
Approach Delay 40.0 12.1
Approach LOS E B
MPA15-006 & RZA15-007
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HCS+:

Analyst: MSH
Agency/Co.: Solaegui Engineers
Date Performed: 7/31/2015

Analysis Time Period:
Intersection:
Jurisdiction:

Units: U. S. Customary
Analysis Year:

Project ID:

East/West Street:
North/South Street:

AM Peak Hour
Pyramid & Calle De La Plata
Washoe County

NS

2025 Base + Project

Calle De La Plata
Pyramid Highway
Intersection Orientation:

TWO-WAY STOP CONTROL SUMMARY

Unsignalized Intersections Release 5.6

Study period (hrs): O.

Vehicle Volumes and Adjustments

Major Street: Approach Northbound Southbound
Movement 1 2 3 | 4 5 6
L T R ! L T R
Volume 120 236 17 2 261 8
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 126 248 17 2 274 8
Percent Heavy Vehicles 2 -- -- 2 - --
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 0 1 1 0
Configuration L TR L TR
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound
Movement 7 8 ) | 10 11 12
L T R I L T R
Volume 60 1 1 12 2 237
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 63 1 1 12 2 249
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / /
Lanes 0 1 0 0 1 1
Configuration LTR LT R
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 |7 8 8 | 10 11 12
Lane Config L L | LTR { LT R
v (vph) 126 2 65 14 249
C(m) (vph) 1280 1299 159 283 761
v/c 0.10 0.00 0.41 0.05 0.33
95% queue length 0.33 0.00 1.80 0.16 1.43
Control Delay 8.1 7.8 42.5 18.4 12.0
LOS A A E c B
Approach Delay 42.5 12.4
Approach LOS E B
MPA15-006 & RZA15-007
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HCS+: Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst: MSH

Agency/Co.: Solaegui Engineers

Date Performed: 7/31/2015

Analysis Time Period: PM Peak Hour

Intersection: Pyramid & Calle De La Plata
Jurisdiction: Washoe County

Units: U. 8. Customary

Analysis Year: 2025 Base + Project

Project ID:

East/West Street: Calle De La Plata
North/South Street: Pyramid Highway
Intersection Orientation: NS Study period (hrs): 0.25

Vehicle Volumes and Adjustments

Major Street: Approach Northbound Southbound
Movement 1 2 3 | 4 5 6
L T R | L T R
Volume 234 277 59 3 273 16
Peak~Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 246 291 62 3 287 16
Percent Heavy Vehicles 2 - -— 2 - --
Median Type/Storage Undivided /
RT Channelized?
Lanes 1 1 0 1 1 0
Configuration L TR L TR
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound
Movement 7 8 9 | 10 11 12
L T R | L T R
Volume 32 6 4 19 2 175
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 33 6 4 20 2 184
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / /
Lanes 0 1 0 0 1 1
Configuration LTR LT R
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 7 8 9 | 10 11 12
Lane Config L L ] LTR I LT R
v (vph) 246 3 43 22 184
C(m) (vph) 1258 1206 117 152 744
v/c 0.20 0.00 0.37 0.14 0.25
95% queue length 0.73 0.01 1.50 0.49 0.97
Control Delay 8.6 8.0 52.6 32.7 11.4
LOS A A F D B
Approach Delay 52.6 13.7
Approach LOS F B
MPA15-006 & RZA15-007
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HCS+: Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst:
Agency/Co.:
Date Performed:

Analysis Time Period:

Intersection:
Jurisdiction:
Units: U. S.
Analysis Year:
Project ID:

East/West Street:
North/South Street:

MSH

Solaegui Engineers
8/21/2015

AM Peak Hour
Pyramid & Ingenuity
Washoe County

Customary

Existing

Ingenuity Avenue
Pyramid Highway

Intersection Orientation: NS Study period (hrs): 0.25
Vehicle Volumes and Adjustments

Major Street: Approach Northbound Southbound

Movement 1 2 3 | 4 5 6

L T R | L T R

Volume 25 114 14 1 166 0
Peak—-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 26 120 14 1 174 0
Percent Heavy Vehicles 2 - - 2 -~ -
Median Type/Storage Undivided /
RT Channelized? No No
Lanes 1 1 1 1 1 1
Configuration L T R T R
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound

Movement 7 8 9 | 10 11 12

L T R | L T R
Volume 14 0 5 1 0 S
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 14 0 5 1 0 9
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / Yes /50
Lanes 1 1 0 0 1 0
Configuration L TR LTR
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 | 7 8 9 [ 11 12
Lane Config L L | L TR | LTR
v (vph) 26 1 14 5 10
C(m)} (vph) 1403 1451 588 931 966
v/c 0.02 0.00 0.02 0.01 0.01
95% queue length 0.06 0.00 0.07 0.02 0.03
Control Delay 7.6 7.5 11.3 8.9 9.4
LOS A A B A A
Approach Delay 10.6 9.4
Approach LOS B A
MPA15-006 & RZA15-007
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HCS+:

Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst:

Agency/Co.:

Date Performed:
Analysis Time Period:
Intersection:
Jurisdiction:
Units: U, 8.
Analysis Year:
Project ID:
East/West Street:
North/South Street:

Customary

MSH

Solaegui Engineers
8/21/2015

PM Peak Hour
Pyramid & Ingenuity
Washoe County

Existing

Ingenuity Avenue
Pyramid Highway

Intersection Orientation: NS Study period (hrs): 0.25
Vehicle Volumes and Adjustments
Major Street: Approach Northbound Southbound
Movement 1 2 3 | 4 5 6
L T R | L T R
Volume 16 223 24 0 138 1
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.985 0.95
Hourly Flow Rate, HFR 16 234 25 0 146 1
Percent Heavy Vehicles 2 - - 2 -- --
Median Type/Storage Undivided /
RT Channelized? No No
Lanes 1 1 1 1 1 1
Configuration L T R L T R
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound
Movement 7 8 S | 10 11 12
L T R | L T R
Volume 25 0 1 2 0 21
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 26 0 1 2 0 22
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / Yes /50
Lanes 1 1 0 0 1 0
Configuration L TR LTR
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 7 8 9 | 10 11 12
Lane Config L L I L TR ] LTR
v (vph) 16 0 26 1 24
C(m) (vph) 1435 1306 522 805 983
v/c 0.01 0.00 0.05 0.00 0.02
95% queue length 0.03 0.00 0.16 0.00 0.08
Control Delay 7.5 7.8 12.3 9.5 9.3
LOS A A B A A
Approach Delay 12,2 9.3
Approach LOS B A
MPA15-006 & RZA15-007
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HCS+: Unsignalized Intersections Release 5.6

Analyst: MSH
Agency/Co.: Solaegui Engineers
Date Performed: 8/21/2015

Analysis Time Period:
Intersection:
Jurisdiction:

Units: U. S. Customary
Analysis Year:

Project ID:

East/West Street:
North/South Street:

NS

AM Peak Hour
Pyramid & Ingenuity
Washoe County

Ingenuity Avenue
Pyramid Highway
Intersection Orientation:

Existing + Project

Study period (hrs): 0.

TWO~-WAY STOP CONTROL SUMMARY

Vehicle Volumes and Adjustments

25

Major Street: Approach Northbound Southbound

Movement 1 2 3 I 4 5 6

L T R | L T R

Volume 98 114 14 1 166 3
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 103 120 14 1 174 3
Percent Heavy Vehicles 2 - -- 2 -- ~--
Median Type/Storage Undivided /
RT Channelized? No No
Lanes 1 1 1 1 1 1
Configuration L 7T R T R
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound

Movement 7 8 9 | 10 11 12

L T R | L T R
Volume 14 0 5 2 0 42
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 14 0 5 2 0 44
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / Yes /50
Lanes 1 1 0 0 1 0
Configuration L TR LTR
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 |7 8 9 ] 10 11 12
Lane Config L L | L TR [ LTR
v (vph) 103 1 14 5 46
C{(m) (vph) 1399 1451 414 931 908
v/c 0.07 0.00 0.03 0.01 0.05
95% queue length 0.24 0.00 0.10 0.02 0.16
Control Delay 7.8 7.5 14.0 8.9 8.5
LOS A A B A A
Approach Delay 12.7 9.5
Approach LOS B A
MPA15-006 & RZA15-007
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HCS+: Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst: MSH
Agency/Co.: Solaegui Engineers
Date Performed: 8/21/2015
Analysis Time Period: PM Peak Hour
Intersection: Pyramid & Ingenuity
Jurisdiction: Washoe County
Units: U. 8. Customary
Analysis Year: Existing + Project
Project ID:
East/West Street: Ingenuity Avenue
North/South Street: Pyramid Highway
Intersection Orientation: NS Study period (hrs): 0.25
Vehicle Volumes and Adjustments

Major Street: Approach Northbound Southbound

Movement 1 2 3 | 4 5 6

L T R | L T R

Volume 52 223 24 0 133 2
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.85 0.95
Hourly Flow Rate, HFR 54 234 25 0 146 2
Percent Heavy Vehicles 2 - - 2 -- -
Median Type/Storage Undivided /
RT Channelized? No No
Lanes » 1 1 1 1 1 1
Configuration L 7T R T R
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound

Movement 7 8 9 | 10 11 12

L T R | L T R

Volume 25 0 1 5 0 101
Peak Hour Factor, PHF 0.85 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 26 0 1 5 0 106
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / Yes /50
Lanes 1 1 0 0 1 0
Configuration L TR LTR

Delay, Queue Length, and Level of Service

Approach NB SB Westbound Eastbound

Movement 1 4 |7 8 9 | 10 11 12

Lane Config L L I L TR ] LTR

v (vph) 54 0 26 1 111

C(m) (vph) 1434 1306 386 805 944

v/c 0.04 0.00 0.07 0.00 0.12

95% queue length 0.12 0.00 0.22 0.00 0.40

Control Delay 7.6 7.8 15.0- 8.5 9.7

LOS A A__ B A A

Approach Delay 14.8 9.7

Approach LOS B A
MPA15-006 & RZA15-007
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HCS+:

Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst:

Agency/Co.:

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

Customary

MSH

Solaeqgui Engineers
8/21/2015

AM Peak Hour
Pyramid & Ingenuity
Washoe County

2025 Base

Ingenuity Avenue
Pyramid Highway

Intersection Orientation: NS Study period (hrs): 0.25
Vehicle Volumes and Adjustments
Major Street: Approach Northbound Southbound
Movement 1 2 3 I 4 5 6
L T R | L T R
Volume 28 126 15 1 183 0
Peak-Hour Factoxr, PHF 0.95 0.85 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 29 132 15 1 192 0
Percent Heavy Vehicles 2 - - 2 -- --
Median Type/Storage Undivided /
RT Channelized? No No
Lanes 1 1 1 1 1 1
Configuration L T R L T R
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound
Movement 7 8 S | 10 11 12
L T R | L T R
Volume 15 0 6 1 0 i0
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 15 0 6 1 0 10
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / Yes /50
Lanes 1 1 0 0 1 0
Configuration L TR LTR
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Fastbound
Movement 1 4 |7 8 9 | 10 11 12
Lane Config L L | L TR J LTR
v (vph) 29 1 15 6 11
C(m) (vph) 1381 1435 554 917 935
v/c 0.02 0.00 0.03 0.01 0.01
95% queue length 0.06 0.00 0.08 0.02 0.04
Control Delay 7.7 7.5 11.7 9.0 9.5
LOS A A B A A
Approach Delay 10.9 9.5
Approach LOS B A
MPA15-006 & RZA15-007
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HCS+:

Analyst: MSH
Agency/Co.: Solaegui Engineers
Date Performed: 8/21/2015

Analysis Time Period:
Intersection:
Jurisdiction:

Units: U. S. Customary
Analysis Year:

Project ID:

East/West Street:
North/South Street:

PM Peak Hour
Pyramid & Ingenuity
Washoe County

2025 Base

Ingenuity Avenue
Pyramid Highway

TWO-WAY STOP CONTROL SUMMARY

Unsignalized Intersections Release 5.6

Intersection Orientation: NS Study period (hrs): 0.25
Vehicle Volumes and Adjustments
Major Street: Approach Northbound Southbound
Movement 1 2 3 I 4 5 6
L T R I L T R
Volume 18 246 27 0 154 1
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 18 258 28 0 162 1
Percent Heavy Vehicles 2 -- - 2 -- --
Median Type/Storage Undivided /
RT Channelized? No No
Lanes 1 1 1 1 1 1
Configuration L T R T R
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound
Movement 7 8 9 | 10 11 12
L T R | L T R
Volume 28 0 1 2 0 23
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 29 0 1 2 0 24
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / Yes /50
Lanes 1 1 0 0 1 0
Configuration L TR LTR
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 |7 8 9 | 10 11 12
Lane Config L L | L TR | LTR
v {vph) 18 0 29 1 26
C(m} (vph) 1416 1276 487 781 857
v/c 0.01 0.00 0.06 0.00 0.03
95% queue length 0.04 0.00 0.19 0.00 0.08
Control Delay 7.6 7.8 12.9 9.6 9.4
LOS A A B A A
Approach Delay 12.8 9.4
Approach LOS B A
MPA15-006 & RZA15-007
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HCS+:

Analyst: MSH
Agency/Co.: Solaegui Engineers
Date Performed: 8/21/2015

Analysis Time Period:
Intersection:
Jurisdiction:

Units: U. S. Customary
Analysis Year:

Project ID:

East/West Street:
North/South Street:

2025 Base +

AM Peak Hour
Pyramid & Ingenuity
Washoe County

Ingenuity Avenue
Pyramid Highway

Project

TWO-WAY STOP CONTROL SUMMARY

Unsignalized Intersections Release 5.6

Intersection Orientation: NS Study period (hrs): 0.25
Vehicle Volumes and Adjustments
Major Street: Approach Northbound Southbound
Movement 1 2 3 | 4 5 6
L T R | L T R
Volume 101 126 15 1 183 3
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 106 132 15 1 192 3
Percent Heavy Vehicles 2 - - 2 -- --
Median Type/Storage Undivided /
RT Channelized? No No
Lanes 1 1 1 1 1 1
Configuration L T R T R
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound
Movement 7 8 9 | 10 11 12
L T R | L T R
Volume 15 0 6 2 0 43
Peak Hour Factor, PHF 0.95 0.95 0.85 0.95 0.95 0.95
Hourly Flow Rate, HFR 15 0 6 2 0 45
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / Yes /50
Lanes 1 1 0 0 1 0
Configuration L TR LTR
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 [ 7 8 S | 10 11 12
Lane Config L L |l L TR | LTR
v (vph) 106 1 15 6 47
C(m} (vph) 1378 1435 390 917 888
v/c 0.08 0.00 0.04 0.01 0.05
95% gueue length 0.25 0.00 0.12 0.02 0.17
Control Delay 7.8 7.5 14.6 9.0 9.6
LOS A A B A aA
Approach Delay 13.0 8.6
Approach LOS B A
MPA15-006 & RZA15-007
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HCS+:

Unsignalized Intersections Release 5.6

TWO-WAY STOP CONTROL SUMMARY

Analyst:

Agency/Co.:

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

Customary

MSH

Solaegui Engineers
8/21/2015

PM Peak Hour
Pyramid & Ingenuity
Washoe County

2025 Base + Project

Ingenuity Avenue
Pyramid Highway

Intersection Orientation: NS Study period (hrs): 0.25
Vehicle Volumes and Adjustments

Major Street: Approach Northbound Southbound

Movement 1 2 3 | 4 5 6

L T R | L T R

Volume 54 246 27 0 154 2
Peak-Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 56 258 28 0 162 2
Percent Heavy Vehicles 2 - - 2 -- --
Median Type/Storage Undivided /
RT Channelized? No No
Lanes 1 1 1 1 1 1
Configuration L T R L T R
Upstream Signal? No No
Minor Street: Approach Westbound Eastbound

Movement 7 8 9 | 10 11 12

L T R | L T R
Volume 28 0 1 5 0 103
Peak Hour Factor, PHF 0.95 0.95 0.95 0.95 0.95 0.95
Hourly Flow Rate, HFR 29 0 1 5 0 108
Percent Heavy Vehicles 2 2 2 2 2 2
Percent Grade (%) 0 0
Flared Approach: Exists?/Storage No / Yes /50
Lanes 1 1 0 0 1 0
Configuration L TR LTR
Delay, Queue Length, and Level of Service
Approach NB SB Westbound Eastbound
Movement 1 4 |7 8 9 | 10 11 12
Lane Config L L | L TR | LTR
v (vph) 56 0 29 1 113
C(m) (vph) 1414 1276 358 781 924
v/c 0.04 0.00 0.08 0.00 0.12
95% queue length 0.12 0.00 0.26 0.00 0.42
Control Delay 7.7 7.8 15.9 9.6 9.8
LOSs A A c A A
Approach Delay 15.7 9.8
Approach LOS C A
MPA15-006 & RZA15-007
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NOTICE TO NEIGHBORHOOD RESIDENTS

An application for a master plan amendment and zoning change has been filed with
Washoe County by Mystic Mountain, LLC, an affiliate of Hawco Development Company
(Hawco), the master developer of the Spanish Springs Business Center, to rezone a 60-acte area
south of Pebble Creek from residential subdivision to industrial land use, which would become
the “Northern Addition” to its existing 534-acre business park. Enclosed are materials and maps
explaining this application.

Hawco wants neighborhood residents, including all Pebble Creek residents, to be aware
of this proposed land use change, and 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 a presentation, answer questions and take comments at the meeting. The meeting has been
scheduled for Monday, October 5, 2015 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. (
il

Jesse Haw, \Eiie nt .
Hawco Development Company

;cp(’embcrlZlMlS eeto Neihboaod Rsidets.doc
MPA15-006 & RZA15-007
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NORTHERN ADDITION TO SPANISH
SPRINGS BUSINESS CENTER

Table of Contents
Summary of Application
Excerpt of portion of Application

Common Questions and Answers
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SUMMARY

Hawco is the master developer of the Spanish Springs Business Center, an existing 534-
acre business park in Spanish Springs Valley west of Pyramid Highway, north of West Calle de
la Plata 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 bounded on the
west and south by the business park and on the north by a residential buffer between the
Northern Addition and current 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 property has been zoned since 1999
for residential use. If the subdivision were built instead of business park uses, all traffic would
use Pebble Creek Drive for access. Besides traffic, 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
Avenue, so future fraffic on Pebble Creek Drive will be reduced. The major traffic commuting
pattern to and from this employment center will be opposite the existing predominate morning
and evening traffic flow. Where a residential subdivision would increase traffic 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. Hawco owns sufficient water rights, which are already
dedicated in the water system for Hawco’s use, to accommodate full buildout of business park
uses on the Northern Addition.

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

S:\Main\Mystic MinWNotice to Neighborhood Residents.doc

September 22, 2015 MPA15-006 & RZA15-007
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QUESTIONS AND ANSWERS*

1. Who is Hawco?

Answer: Hawco Development Company is the General Partner of Spanish Springs Associates
Limited Partnership. The applicant landowner for the proposed master plan and zoning change is
a Hawco affiliate, Mystic Mountain, LLC. Hawco is the master developer for over 3,000 acres of
residential, commercial and business park land in Northern Spanish Springs Valley, including the
Spanish Springs Business Center. Hawco’s partners have owned this land since the early 1900s.
Hawco was the initial master plan developer for the Pebble Creek subdivision and for the
proposed Mystic Mountain subdivision,

2. What is Mystic Mountain?

Answer: Mystic Mountain subdivision is a proposed 83 lot residential subdivision (one house
per acre) located between the developed portion of Pebble Creek subdivision and the proposed
60-acre Northern Addition. The undeveloped portion of Pebble Creek and the Mystic Mountain
subdivision will provide a significant buffer in distance and, given the flat topography, in view
from current residents in the Pebble Creek subdivision to business park buildings and uses in the
Northern Addition. The nearest point between the Northern Addition and current homes in the
Pebble Creek subdivision is approximately 1,200 feet away. Most houses in Pebble Creek are
over ¥ mile from the Northern Addition.

3. Is this business park expansion compatible with surrounding properties?

Answer: Yes, on the south and west boundaries of the Northern Addition, the adjacent
properties are part of the existing Spanish Springs Business Center owned by Hawco. On its
northern side is a portion of Pebble Creek and the Mystic Mountain subdivision, which have not
yet been built. The Mystic Mountain project is owned by the applicant. When these subdivisions
are built, streets will be oriented to provide buffers and lots will have screening from the adjacent
Northern Addition. New homeowners will be provided complete disclosures of adjoining uses,
including the existing Spanish Springs Business Center and the Northern Addition, No street
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?

Answer: A master plan and zoning amendment like this, after the neighborhood meeting with
residents, will require a hearing before the Washoe County Planning Commission followed by a
hearing before the Washoe County Board of County Commissioners. Ultimately the Board of
County Commissioners decides whether the master plan application will be approved or denied.

% oy . ) MPA15-006 & RZA15-007
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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 variety of factors, including the other matters before the county
governing bodies.

What uses will be allowed in the Northern A&dition 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. These
uses include warehousing and distribution, office, manufacturing or assembly facilities. Heavy
industrial uses are not allowed by county code.

Will there be architectural guidelines for buildings in the Northern Addition?

Answer: Yes, there are existing design guidelines incorporated into the Spanish Springs Area
Plan for the business park uses in the Spanish Springs Business Center. Since the Northern
Addition is an extension of those land uses, the existing design guidelines for the business park
will apply. These guidelines restrict building height, require building setbacks and include buffer
areas between residential and business park uses.

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

Answer: When this property was zoned for residential subdivision use in 1999, traffic on
Pyramid Highway was light. Now traffic at commuter times is heavy. Changing the future use
from residential to business park use will reduce traffic in the directions at the times it is most
congested. In addition, in 2014 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 property in this category, 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
Character Management Area, which is the portion of the unincorporated county in Spanish
Springs designated by the county for future suburban growth. It has been zoned for development
for over 15 years. Adjacent property on two sides is devoted to business park land uses, An
extension of the existing Spanish Springs Business Center is logical and needed to create more
industrial land in the region. Moreover, most surrounding property is owned or controlled by
Hawco or its shareholders. When the adjoining future residential subdivision of Mystic

Execsuites-adsharedMystic Min\Haweo’s Questions And Answers.doc M PA 1 5. 0 06 & R ZA ; 5. 0 07
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10.

11,

12.

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

What kind of employment opportunities and economic impact will the Northern Addition
have on the community?

Answer: In 2007, the Economic Development Agency of Western Nevada (EDAWN)
performed a study on the existing companies in the Spanish Springs Business Center. The full
report is available, but the highlights are as follows: average payroll per employee — $39,949.55;
average employees per acre ~ 9.74; total economic impact — $113,331,555; and local tax
revenues generated per year — $6,719,188. Since the Northern Addition is an extension of the
Spanish Springs Business Center, Hawco expects the employment opportunities and economic
impacts to be similar to those existing businesses in the business park.

Will employees for businesses in the Western Addition be able fo live in Spanish Springs
Valley?

Answer: Yes, with the broad range of housing in Spanish Springs Valley and the average
payroll per employee of almost $40,000, future employees in the Northern Addition will be able
to rent or own housing locally. Given that two wage earners per family is the norm rather than
the exception, there are many subdivisions and other housing in Spanish Springs which will be
affordable to employees in the Northern Addition.

Will schools and recreational areas, like parks, be adversely affected?

Answer: No, new homes generate the impacts on schools and parks, not nonresidential uses.
This amendment reduces the impact on schools and parks that will take place if the existing
residential zoning remains.

Understanding the strain on our water resources created by growth in our desert
community, is there sufficient water to sustain the growth proposed by this application?

Answer: Yes, the Truckee Meadows Water Authority operates the community water system in
Spanish Springs, which utilizes imported Truckee River water for all new homes 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 Addition. Homes use potable water for
landscape irrigation. The Northern Addition will use reclaimed water for landscaping, as do all
business in the Spanish Springs Business Center, Comparing the water demands for 60 homes to
the actual water use of businesses in the Spanish Springs Business Center, the change to business
park uses will create less demand for water.

WExecsuites-adisharedWMyztic MunHaweo's Questions And Answers.doc MPA15-006 & RZA%5-007
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13. Is there adequate public infrastructure for the Northern Addition?

Answer: Yes, Hawco has already constructed streets, water and sewer lines, and other utilities in
the existing business park for use on the Northern Addition property. Further extension from this
existing public infrastructure will be funded by private developers and is readily available. For
flood control, the existing Boneyard Flat Playa, partially owned by Hawco, will remain available
for flood detention purposes and has sufficient capacity for the 100-year flood event.

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

Answer: The location of the Northern Addition at the north end of Spanish Springs Valley will
have the effect of generating commuter traffic on Pyramid Highway in the opposite ditection of
the heavy morning and evening commutes. This is a so-called “reverse flow” effect is discussed
in Hawco’s traffic report on this proposal. Over time, as development occurs in the Northem
Addition and more people wish to live closer to their work locations, development in the
Northern Addition should have the effect of reducing commuter traffic flow to and from Spanish
Springs Valley, when roads are the most congested. 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
traffic on their local streets.

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

Answer: No, there are no wetlands, floodplain or known fault hazards on the property. The
property is sparsely vegetated with sagebrush and grasses, and there are no known populations of
endangered or threatened species.

UExecsuites-ad\shared\Mystic Min\tHoaweo's Questions And Answers.doc M P A 1 5. 0 0 6 & R ZA #5_ 0 07
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Master Plan Amendment
Supplemental Information

(All required information may be separately attached)

Chapter 110 of the Washos County Code is comimonly known as the Development Code. Spacific
references fo Master Plan amendments may be found in Aricle 820, Amendment of Master Plan,

The Washoe County Master Plan describes how the physical character of the County exists foday and is
planned for the future. The plan Is adopted by the community and contains information, policles and a
series of land use maps. The Master Plan provides the essential framework for creating .a “healthy
community system and helps guide decisions about growth and development In the County. The
following are general types of requests the County receives to amend the Master Plan. Please identify
whiich type of amendment you are requesting; ‘

@ Arequest to change a méster plan designaﬁon(s) from the adopted master plan and/or area
plan maps From Suburban Residential to Industriaf ,

0 Arequest o add, amend, modi,-fy'or delete any of the adopted policies found in the elements

of the Master Plan ,

A request to add, amend, maodify or dé(ete any of the adopted policies in the area plans '

A request fo add, amend, modify or delete specific language.found in the area pians

| @ Other (please identify):

]

0

Please complete this questionnaire to ensure consistent review of your request to amend the Washoe
County Master Plan, Staff will review the application to determine if the amendment request Is in
conformance with the policies and language within the efements and area plans of the Master Plan or if
the information provided supports a change to the plan. Please provide a brief explanation fo alf

questions. -

1. Whatis ih_e Master Plan amendment being requested at this time?

This MPA request seeks to expand the Spanish Springs Business Center by-changing the master
plan catagory of APN 538-171-09, called in this application the Northern Addition, from Suburban
Residential to Indusirial. Alf land withi fhe Spanish Springs Business' Center is zoned industal.
The Northern Addition Is cuirently zoned Low Densily Suburban (1 home per acre).
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2. What conditlons have changed andfor new siudies have occurred sincs the adoption of the Washoe
County Master Plan that supporis the need for the amendment request?

In 1999 the Spanish Springs Specific Plan designated this properly Low Density Surburban and the
Spanish Springs Business Center adjacent to it to the south, Industrial, Since then the business
center has expanded fram 300 acres to over 500 acres to meet market demand. The business
{center is now over fwo-thirds sold out with few.remaining large parcels (20 acres or more). In2014 g
major study was conducted by the Truckee Meadows Reglonal Planning Agency, the Truckee
Meadows Reglonal industifal Lands Analysis. This study concluded Washoe Counfy facks large
parcels which are.development-ready for industrial use. This amendment would add development-
ready large parcels recommended by the study. The Spanish Springs Business Center is nowa full
service business/industrial park with a variety of employment-generating uses and opportunities.
These uses vary from a 750,000 square foot distribution business to small offics uses that provide
immediate services fo the community. The amount of vacant, available industrially-zoned properties
within the county is currently limited. In.order fo provide more land for furture business park uses,
including light industiial, the applicant is requesting this increase to industrial zoning for the subject
vacant property.,

3. Please provide the following specific Information.
a. What is the location (address or distance and direction from nearest intersection)? Please atfach
a legal description.

The prdperty is located on the west side of Pyramfd Highway norih of Ingenuity Avenue and
south of Pebble Creek Drive, at the northeast edge of the existing Spanish Springs Business
Center, an indusirial park.

| The intersection of Pyramid Highway and ingenuity Avenue Is approximately one-quarter mile to
the south of the property, Access to the property Is from Ingenuity Avenue via Haweo Court.
There will be no access, other than emergency vehicle access, from Pebble Creek Drive. The
legal description is attached.

b. Please list the following (attach additional sheet if necessary):

APN of Master Plan Exlsting Proposed Proposed
Parcel Designation Acres Master Plan Acres
) Designation
538-171-09 ° |Suburban Residential 60,151 Industrial 60.151
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c. What are the adopted land use designations of adjacent parceis?

North Vacant land zohed LDS, partlally owned by the applicant
South  |Indusirial '
East Pyramid Highway and LDS on the east side of the highway

West Industrial

Contirived - please sae following page, -
Describe the existing conditions and uses lacated at the site or in the vicinity (l.e. vacan! land,
roadways, bulldings, efc.):

The Northern Addition Is vacant land d@nd-surrounded on three sides by vacant land. Tie fourth side
Is Pyramid Highway. It is located within the Suburban Character Management Area {"SCMA®). The
closest developed subdivision is Pebble Creak, located 1,200 fest fo the north. Vacant residential
land immediately north of the property is subject to tentative maps. Existing industrial uses in
Spanish Springs Business Center include the Sanmar distribution facllity approximately 700 fest to
the southwest and a personal storage facility less than 500 feet south, Ingenuity Drive via Hawco
Court provides access to the Northern Addition from Pyramid Highway. ‘These are existing county
streets with all utilities. While Pyramid Highway is adjacent to the sastern boundary of the property,
there will be no direct access and a 25-foot buffer strip along the highway,

Describe the natural resources assogiated with the site under conslderation. Your description should
include resource characteristics such as wafer badies, vegetation, topography, minerals, soifs ang
wildlife habitat.

Itis a very flat piece of property (about 1% to 2% slope). There Is light fo moderate vegetation that
covers the site with sagebrush and grasses, There Is no known wildlife habitat assoclated with the
property due to the lack of topography and vegetation. The Boneyard Flat Playa is focated fo the
narthwest, All surface water drainage will be conveyed by storm drains and ditches from the
property, across a potlion of the Spanish Springs Business Center to Boneyard Flat. There areno
known mineral deposits on the site. Soils are consistent with the land in the vicinity on the valley
floor, There are no water bodies, streams or wetlands on the property, nor is it in the 100-year flood
plain,

|
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MPA APPLICATION CONTINUED (item #3c)
Project Name: Spanish Springs Business Center — Notthetn Additior:
Applicant: Mystic Mountain, LLC .

3.c.  Continued: The compatibility ratings are based on comparisons found In the compatibility
table of the Land Use and Transportation Element. The compatibility {able does not take into
consideration the fact that the Industrial land use designation within the Spanish Springs Area Plan
Is significantly less intensive than the Industrial deslgnations found throughout the rest of the
Washoe County, and no.heavy industrlal uses are allowed under the current area plan. The land
use pattern in Spanish Springs west of Pyramid Highway adopted in 1999 and continued in 2004
when the area plan‘was approved anticipates residential subdivisions bordering the Industrial fand
uses of the Spanish Springs Buslness Center on the north and south.

Approximately 1/4 mile to the north of the subject site is the developed portion Pebble Creek
subdivision. In betwsen Pebble Creek and the subject parcel is undeveloped property zoned for
LDS residential uses and subject to tentative maps. If in the future this area is developed with
residential units, there are standards within the Spanish Springs Area Plan that require buflering.
Specifically, in Appendix B of the area plan, the standards for buffers, screens and setbacks are set
forth for mitigation purposes in order to address compatibility of residential subdivisions with the
proposed adjoining industrial land uses. )

S\Maln\H: \Wlystc Min\PA applli contintsed . daey,

MPA15-006 & RZA15-007
ATTACHMENT G



Describe whether any of the following natural rescurces or gystems are related fo the proposed

améndment; _

a. s property located in the 100-year floadplain? (If yes, please attach documentation of the extent
of the floodplaln and any proposed floodplain map revisions in compliance with Washoe County
Development Code, Article 416, Flood Hazards, and consultation with the Washoe County
Department of Public Works.)

LEI, Yes .IIZ!.I\'I'O ~ N i j

Explanation:

b. Does property coniain wetlands? (if yes, please attach a preliminary delineation map and
describe the impact the proposal will have on the weffands. Impacts o the wetlands may require
a permit issued from the U.S. Army Carps of Engineers.)

[T Yes [ @ No ]

Explanation:

¢. Does properly contain slopes or hillsides in excess of 15 percent and/or significant ridgelies? (If
yes, please note the slope analysis requirements confained in Article 424, Hillside Development
of the Washoe County Development Code.)

EIE &N |

Explanation:
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d. Does property contaln geologic hazards such as active faults; hiliside or mountalnous aras; is
subjsct to avalanches, landslides;, or flash floods; Is near a stream or riparian area suchas the
Truckee River, and/or an area of groundwater recharge?

LD Yes . l # No —!

Explanation:

The property has no know geologic hazards. .

e. Does property contain prime farmland; is within a wildfire hazard area, geothermal or mining area,
and/or wildlife mitigation route?

| O Yes @ No - _l

Explanation:

7. Please describe whether any archaeological, historic, cultural, or scenic resources are in the vicinity
or associated with the proposed amendment:

Q Yes HW No

Explanation;
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8, Do you own sufficient water rights to accommodate the proposed amendment? (Amendment
requests in some groundwater hydrographic basins [e.g. Cold Springs, Warm Springs, etc.] require
proof of wafer rights be submitted with applications. Please provide coples of all water righfs
documents, including chain of fitle to the original water right holder.)

,2] Yes See attached letter , a N ,. _’

If yes, please identify the following quantities and documenfa,fion ndmbsré relafive {o the water rights;

a. Permit # See attached lefter acre-feet per vear
b. Certificate # . acre-feet per year
c. Surface Claim # acre-feet per year
d. Other # acresfeet per year

e. Please attach a copy(s) of the water rights title (as filed with the State Engineer inthe Division of
"Waler Resources of the Department of Coniservation and Natural Resources):

See attached lefter.

f. If the proposad amendment involves an intensification of land use, please identify how sufficient
water rights Will be available to serve the additional devslopment,

Based on the water use per acre for LDS subdivisions in the unincorporated area of Spanish Springs
compared to the water use per acre of developed industrial properties in Spanish Springs Busihess
Center, water use will be less infense if this application is approvedl. If a high-water industrial
development were to locate on the Northern Addition, the applicant has sufficlent water rights

available to meet any foreseeable need.
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8. Please describe the source and timing of the water faclliies necessary to serve the amendment:
a. System Type: '

0  Individual wells

0 Private water Provider: _
& Public water Provider: __|Truckee Meadows Water Authority

b. Available:
| i Now ‘ l 0 1-3years , O 3-5years ] { 5+ years l

c. Washoe.County Capital Improvements Program project?
| O Yes ' | & No ‘ |

d. If a public facllity is proposed and is curmently not fisted -In the Washoa County Capital
improvements Program and not available, please describe the funding mechanism for ensuring
avallability of water servige:

TMWA is the municipal water provider of community potable water service, since [ts 2015
merger with the county water system. Nonpotable (reclaimed) water for landscape Irrigation and
industrial processing, if any, is supplied by the Sparks effluent water system. Storage tanks,
transmission lines and distribution water lines for potable and nonpotable water are built and
existing for service to the Northern Addition. No CIP wafer Inprovements are required.
Extensions of water, sewer and other utility lines in streets will be privately funded by indusfrial
developers. .

10. What is the nature and timing of sewer servides riecessary to accommodate the proposed
amendment?

a. System Type:

0 Individual septic
B Publicsystem | Provider: | Washos County

b. Available:
[ & Now l Q 1-3 years | Q 3-5vears O 5+ years j

c. Washoe County Capital Improvements Program project?
L O Yes l & No . _ —]
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d. If a puplic facility is proposed and Is currently not fisted in the Washoe. County Capital
improvements Program and not availabls, please describe the ‘funding mechanism for ensuring
availability of sewer service. If a private system is proposed, please describs the system and the
recommended location(s) for the proposed faclity. '

Washae County is the municipal provider of community sewer se'rvice for this pfopeny. Sewer
ines are built and In place In streets for extenslons of service funded by industriat developers. A
county sewer lift station is located on the north boundary of the praperty. '

11. Please identify the strest names and highways near the proposed amendment that wilt carry traffic fo
the regional freeway system.

A traffic study is included in this application. [t identities the names of the sfreets and intersections
that will carry fraffic flows for the proposed site, The regional street system will primarily include use
of Pyramid Highway en route to McCarran Botlevard and the U.S, 395 and |-80 freeways, This
amendment, by replacing a future residential subdivision designed to use Pehble Creek Drive with
industrial land accessed by Ingenuity Avenue In the Spanish Springs Business Center, will reduce
local traffic for Pebble Creek residents and reroute the fraific to and from the Northern Addition on
existing streets not used by lacal residents. These local streets have sufficient capagity fo
accomodate the increase.

12, Will the proposed amendment Impact existing or planned transportation systems? {If ves, a traffic
report will be requireq. See.attached Traffic Impact Repart Guldelines.)

Yes Tra-fﬂc report attached “:] No . —,

13, Comrfgunity Services {provided and nearest facility):

a. Fire Station TMFD station near La Posada and Pyramid Highway
b. Health Care Facllity = |Northern Nevada Medical Center/Renown Urgent Care
c. E!ementary.SchooI Alice Taylor Elerentary School

d. Middle School Shaw Middle School

e, High School Spanish Springs High School

f. Parks Sky Ranch Park, Gator Swamp Park, Eagle Canyon Park

9. Library Spanish Springs Library

h. Citifare Bus Stop None. RTC dees not offer fransit service to this area af this time.
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Comments and Questions From
Neighborhood Meeting on October 3. 2015

At Spanish Springs Elementary School
MPA15-006 and RZA15-007

Notice mailed to 320 households, including all of Pebble Creek
35 residents attended (30 signed in —~ see attached Sign In Sheet)
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.
Summary of Topics  -traffic, both volume on Pyramid Highway
and adverse effect of large trucks.
-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 allowed before Pyramid Highway is widened.
2. What effect will this have on the value of my home? (asked twice)

3. Was the traffic report done recently and was a traffic count at Ingenuity and
Pyramid 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. What type of industrial buildings will be built?

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

7. Is there a sale of this property pending?

8. 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?
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11. How is maintenance in the business park handled?

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

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?

Specific comments and questions were taken down by an employee of the applicant
and are paraphrased above.
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This worksheet may be used as a tool 6 help you take notes during the public testimony and
discussion on this topic/project. Your comments during the meeting will become part of the
public record through the minutes and the CAB action memorandum. Your comments, and
comments from other CAB 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.
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7 .
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Washoe County Community Development
Atin: CAB Program
Post Office Box 11130

Revised September 2010 Reno, NV 895200027
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From: Jill Savely

To: Sannazzaro, Grace
Subject: Mystic Mountain LLC
Date: Friday, October 09, 2015 8:11:57 PM

| fully support the proposed Master Plan Amendment submitted by Mystic Mountain
LLC (Hawco Deveolopment). Pyramid Highway north of Bridie 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.

Carl Savely
305 Alamosa Dr.
89441
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Attachment C

RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN,
THE SPANISH SPRINGS MASTER PLAN MAP (MPA15-006)
AND RECOMMENDING ITS ADOPTION TO THE BOARD OF COUNTY COMMISSIONERS

Resolution Number 15-21

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 County Development Code Section 110.820.15 (d) Master Plan Amendment Findinas

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;
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Spanish Springs Area Plan Findings:
6. Policy S8S8.17.1

a.

C.

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;

7. Policy 8S.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;

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; [On 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. It is anticipated that this proposal will
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.]

If 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 Improvements
Program or Regional Transportation improvement 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



Planning Commission Resolution 15-21

Mesting Date: November 3, 2015

MPA Case No: MPA15-006

Page 3
Improvements Program or Regional Transportation Improvement 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 MPA15-008, 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:

lpr f =TT

Jamesﬁarnes, Chair

arl R. Webb, Jr., AICP, Secret

Attachment: Exhibit A — Spanish Springs Master Plan Map



WARM SPRINGS
PLANNING AREA

WARM SPRINGS
PLANNING AREA

NORTH VALLEYS
PLANNING AREA

SUN VALLEY
PLANNING AREA

ey

F
%

i
i
o

TR ——— e

e i
o -,

S
” .

SPN;?:K 5;::«35 A ,I

e

\‘n

TRUCKEE CANYON
PLANNING AREA

« ««» ¢ Specific Plan Boundary

====: Planning Area Boundary
Area Where Cities of Reno/Sparks
Have Exerted Planning Jurisdiction

City of Sparks

SOURCE . Pianning and Development Divison

SPANISH SPRINGS
MASTER PLAN MAP

RURAL

RURAL RESIDENTIAL
W SUBURBAN RESIDENTIAL
B urean ResIDENTIAL
B covvercia

INDUSTRIAL

OPEN SPACE

FC Date: Hovomber 3, 2015
Date:

Conformance Date:
Resokation Adoption Date

LE AND CO?

CERTIFICATION
THIS DOCUMENT HAS DEEN REVIEWEC AND APPROVED AS At ACCURATE]
REPRESENTATION OF THE ADOPTED MASTER PLAN MAPS OF WASHOE COUNTY
NEVADA. BY THE WASHOE COUNTY COMMUNITY SERVICES DEPARTMENT|

DATE, DIRECTCR,

Community Services
Department

WASHOE COUNTY
NEVADA

Post Office Box 11130
Reno, Nevada 89520 (775) 328-3600




RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER
RZA15-007 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 110.821.15(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. 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
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 mors
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. 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;
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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. Eifect 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.

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:

Pwm ‘/
6&%” R. Webb, Jr., AICP, ﬁcretary / Jame¢ Barnes, Chair

Attachment: Exhibit A — Spanish Springs Regulatory Zone Map
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