
ffi
WASHOE COUNTY
'Dedicated To Excellence in Public Seruice"

www.washoecounty.us

Srarr Rrponr
BOARD MEETING DATE: April 12,2016

cwacu'\6
FinanceSsr

RiskMgt. N/A
HR. N/A

Comptrollers ZT
DATE:

TO:

FROM:

THROUGH:

SI]BJECT:

March 18,2016

Board of County Commissioners

Roger Pelham, Senior Planner, Planning and Development Division
Community Services Department, 328-3 622, rpelham@washoecountv.us

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

Master Plan Amendment Case Number MPA15-004 and Regulatory Zone
Amendment Case Number RZAI5-006 (Sugarloaf Ranch Estates) - To
acknowledge receipt of the Planning Commission's report regarding the
Board of County Commissioners' action January 26,2016 to reverse the
Planning Commission's December l, 2015 denial of MPAI5-004 and
RZAI5-006; and take possible action to: (1) Adopt an amendment to the
Washoe County Master Plan, Spanish Springs Area Plan to change the
Master Plan Category on one parcel of + 39.84 acres from a mix of
Industrial (I), Commercial (C) and Open Space (OS) to Suburban
Residential (SR); and (2) Subject to final approval of the associated
Master Plan change, to adopt an amendment to the Spanish Springs
Regulatory ZoneMap, changing the Regulatory Zone from a mix of Open
Space (OS), Industrial (I) and Neighborhood Commercial (NC) to
Medium Density Suburban (MDS); and if approved (3) 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.

The applicant and property owner is Sugarloaf Peak, LLC. The subject
parcel (APN: 534-562-07) is located on the north side of Calle de la Plata,
approximately 2ll0 of a mile east of its intersection with Pyramid
Highway. It is within the Spanish Springs Area Plan and Spanish Springs
CituenAdvisory Board boundaries and within Section 23, Township 2lN,
Range 20E, MDM. The Development Code sections applicable to this
amendment are Article 820, Amendment of Master Plan arrd Article 821,
Amendment of Regulatory Zone. (Commission District 4.)

STJMMARY

Master Plan Amendment Case Number MPA15-004 and Regulatory Zone Amendment
Case Number RZA15-006 for Sugarloaf Ranch Estates seek to (1) amend the Washoe
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County Master Plan, Spanish Springs Area Plan, to change the Master Plan Category on
one parcel of t 39.84 acres from a mix of Indusfiial (I), Commercial (C) and Open Space
(OS) to Suburban Residential and (2) amend the regulatory zone on the same parcel from
a mix of Open Space (OS), Industrial (I) and Neighborhood Commercial (NC) to
Medium Density Suburban.

The Planning Commission denied the applications at their December 1, 2015 hearing.
The denial was subsequently appealed by the applicant's representative to the Washoe
County Board of Commissioners @oard) as Appeal Case Number AX15-006. On
January 26, 2016, the Board approved the appeal and reversed the Planning
Commission's denial, sending both cases back to the Planning Commission for a report
as required by NRS and County Code. As directed, on March l, 2016, the Planning
Commission discussed the Board's actions and provided a report as outlined below. The
Board now has the option to approve or deny the original request for MPA15-004 and
RZAl5-006.

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

PREVIOUS ACTION

March 1. 2016 Planning Commission (PC). The PC was asked to review and provide
comments on the action the Board took at their January 26,2016 meeting. Comments
from Planning Commissioners indicated disagreement with the Board's action to reverse
the PC's initial denial of the requests. A motion to o'make a report to send back to the
Board of County Commissioners disagreeing with their overturning of the Planning
Commission's denial" was passed unanimously (7 Commissioners in favor, none absent).

The following options were provided to the PC for their consideration at their March I
meeting:

1. Report back to the Board with a recommendation of approval for the Master Plan
and/or Regulatory Zone amendment requests with applicable findings; or

2. Report back to the Board by collectively or individually commenting on the
action taken and findings made by the Board of County Commissioners.

The following comments are from the draft minutes of the meeting and constitute the
report from the Planning Commission:

Commissioner Edwards moved that the Planning Commission send a report back
to the Board of County Commissioners upholding their original denial of the
matter. Commissioner Prough seconded the motion.

Chair Barnes calledfor discussion on the motion.

Vice Chair Chvilicek asked tf they were going to hwe the opportunity to provide
individual comments.

Chair Barnes affirmed that they would go through similar to the last time. Chair
Barnes began the process of taHng individual comments.

Commissioner Prough stated that his findings were the same as before. It is out
of character to the area. In addition to the impact on the schools, etc., it is not
appropriate at this time.

Commissioner Horan said that, without repeating, he supported in the sqme wcty.
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Commissioner Edwards said that the density of the project was wrong to begin
with, and it is stillwrong.

Chair Barnes agreedwith the comments that had been mode previously.

Vice Chair Chvilicek said that, per her reading of the Area Plan, it is not
consistent with the Master Plan. It is not in compliance with the Spanish Springs
Area Plan. It is counter-indicated in the vision statement and the Character
Statement of the Spanish Springs Area Plan.

Commis sioner Che sney agree d with Vice Chair Chvilicek's comments.

C ommi s s i o ner D aly c onc urr e d w it h Vi c e Chair C hv ili c e k' s c omme nt s.

Draft minutes of the Planning Commission's meeting are attached as Exhibit A.

Januar.v 26. 2016 Board of County Commissioners. After conducting a public hearing,
taking public testimony and discussing the proposed Master Plan arnendment and
Regulatory Zone amendment applications, the Board approved Appeal Case Number
AXl5-006, voted unanimously to reverse the denial of the Planning Commission, remand
MPA15-004 back to the Planning Commission for a report and also remand back
RZAI5-006 with instructions to reconsider.

December 1. 2015 Planning Commission. After conducting a public hearing, taking
public testimony and discussing the proposed Master Plan Amendment and Regulatory
Zone Amendment, the Planning Commission, by a unanimous vote, denied Master Plan
Amendment Case Number MPAI5-004 and Regulatory Zone Amendment Case Number
RZAI5-006 being unable to make all of the required findings of fact. The Planning
Commission found that the applications were not compliant with the Spanish Springs
Area Plan, particularly the Character Statement, which reads in relevant part, "Outside
the suburban core, a transition to a more rural character occurs." The Planning
Commission also found that a change of up to three dwellings per acre adjacent to
existing ten-acre parcels did not allow the creation of a transition area and that the
application created potential for additional burdens to be placed upon community
services such as schools and public safety services. They also found that fiaffic at the
intersection of Calle De La Plata and Pyramid Highway is already bad and that allowing
additional residential density in that area without first addressing traffic issues was
detrimental to the surrounding area.

November 4. 2015 Spanish Sprinss Citizen Advisory Board. After discussion, the CAB,
by a unanimous vote, recommended denial of both the Master Plan Amendment (IvtPA)
and Regulatory Zone Amendment (RZA), citing concerns over the change to the
character of the are4 concerns regarding traffic and provision of services and lack of
transitional zoning between more and less intense zoning designations.

BACKGROT]NI)
If the proposed amendments are adopted, the subject 39.84 -acre paxcel will have a
regulatory zone of Medium Density Suburban, allowing for up to 119 dwelling units on
the property.

As stated above, on January 26,20t6, the Board reversed the PC's denial of Master Plan
Amendment Case No. MPAI5-004 and Regulatory Zone Amendment Case No. RZAI5-
006 for Sugarloaf Ranch Estates. Pursuant to State Law and Washoe County Code
Section I10.820.30(c)(3), the Board may not approve a Master Plan amendment request
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unless the PC has either recommended approval of the request or has provided a report
back to the Board. That report is provided above in the summary of the Planning
Commission's March l, 2016 meeting.

The Board is now asked to consider the report and either approve or deny the original
request for MPA15-004 and RZA15-006. Exhibit D contains the fulIrecord of the various
staffreports that have been written to date for these requests, along with draft minutes of
the hearings on those items, plus the original application materials.

FISCAL IMPACT
No fiscal impact.

RECOMMENDATION

It is recommended that the Board review the Planning Commission's report and
determine whether or not the appropriate findings can be made to:

(l) To adopt an amendment to the Washoe County Master Plan, Spanish Springs Area
Plan to change the Master Plan Category on one parcel of + 39.84 acres from a mix of
Indusrial (I), Commercial (C) and Open Space (OS) to Suburban Residential (SR); and

(2) Subject to final approval of the associated Master Plan Amendment, to recommend
adoption of an amendment to the Spanish Springs Regulatory Zone Map changing the
Regulatory Zone from a mix of Open Space (OS), Industrial (I) and Neighborhood
Commercial (NC) to Medium Density Suburban (MDS).

And if approved,

Authorize the Chair to sign the two resolutions to adopt the amendments to the Spanish
Springs Area Master Plan Map after a determination of conformance with the Truckee
Meadows Regional Plan by the Truckee Meadows Regional Planning Commission, and
to adopt amendments to the Spanish Springs Regulatory ZoneMap.

POSSIBLE MOTIONS

Should the Board decide to aDprove the amendment requests, a possible motion would
be:

"Having made the appropriate findings as identified in Exhibit D, I move that the
Board approve (1) an amendment to the Washoe County Master Plan, Spanish
Springs Area Plan to change the Master Plan Category on one parcel of + 39.84 acre
parcel (APN: 534-562-07) from a mix of Industrial (I), Commercial (C) and Open
Space (OS) to Suburban Residential (SR); and (2) Subject to final approval of the
associated Master Plan change, to adopt an amendment to the Spanish Springs
Regulatory Zone Map, changing the Regulatory Zone from a mix of Open Space
(OS), Indusfrial (I) and Neighborhood Commercial (NC) to Medium Density
Suburban MDS) on the same parcel.

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
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Truckee Meadows Regional Plan by the Truckee Meadows Regional Planning
Commission."

Should the Board decide to deny the amendment requests, a possible motion for each
amendment request is presented below.

Master Plan Amendment

'oI move to deny Master Plan Amendment Case Number MPAI5-004 for Sugarloaf
Ranch Estates, having been unable to make all of the necessary findings for approval
outlined in Exhibit D. Specifically, the following findings cannot be made: fidentify
speci/ic findingsJ;'

Regulatory 7.one Amendment
o'I move to deny Regulatory Zone Amendment Case Number RZAI5-006 for
Sugarloaf Ranch Estates, having been unable to make all of the necessary findings for
approval outlined in Exhibit D. Specifically, the following findings cannot be made:

[i de nt ify s p e c ifi c fi ndings J ;'

Attachments:
Exhibit A - Draft Minutes of March 1,2016 Planning Commission meeting
Exhibit B - Master Plan Amendment Resolution
Exhibit C - Regulatory Zone Amendment Resolution
Exhibit D - Required Findings for Approval
Exhibit E - Planning Commission StaffReport from meeting of March 1,2016



Planning Gommlssion Members

James Bames, Chair

Sarah Chvilicek, Mce Chair
Larry Chesney
Thomas Daly

Roger Edwards

Philip Horan

Greg Prough

Carl R. Webb, Jr., AICP, Secretary

EXHIBIT A
WASHOE COUNTY

PLANNING COMMISSION
M PA1 5-004 and RZA1 5-006

Transcript

Tuesday, March 1,2016
6:30 p.m.

Washoe Gounty Commission Chambers
1001 East Ninth Street

Reno, NV

The Washoe County Planning Commission met in a scheduled session on Tuesday,
March 1, 2016, in the Washoe County Commission Chambers, 1001 East Ninth Street, Reno,
Nevada.

Public Hearings

C. Master Plan Amendment Case Number MPA15-004 and Regulatory Zone
Amendment Gase Number RZA15-006 (Sugarloaf Ranch Estates) - Discussion and
possible action to send a report to the Washoe County Board of Commissioners regarding
the Board's potentia! decision to approve the following two amendment requests despite the
Planning Commission's original denial:

(1) To adopt an amendment to the Washoe County Master Plan, Spanish Springs Area Plan
to change the Master Plan Category on one parcel of t 39.84 acres from a mix of
lndustrial (l), Commercial (C) and Open Space (OS) to Suburban Residential (SR); and

(2) Subject to final approval of the associated Master Plan change, to recommend adoption
of an amendment to the Spanish Springs Regulatory Zone Map, changing the
Regulatory Zone from a mix of Open Space (OS), lndustrial (l) and Neighborhood
Commercial (NC) to Medium Density Suburban (MDS).

. ApplicanUProperty Owner: Sugarloaf Peak, LLC.,2777 Northtowne Lane

. Property Location:
Reno, NV 89512
North side of Calle De La Plata, approximately 2l1O ot
a mile east of its intersection with Pyramid Highway

. ParcelSize: t39.84
o Assesso/s Parcel Number: 534-562-07
r Existing Master Plan: Commercial(C), lndustrial (l), Open Space (OS)
o Proposed Master Plan: Suburban Residential (SR)

Washoe County Community Services Department, Planning and Development Division
PostOffice Box 11130, Reno, NV 89520-0027 - 1001 E. Ninth St., Reno, NV 89512

Telephone: 77 5.328.6100 - F ax: 775.328.6133
www.washoecounty.us/csd/planning and_development



. Existing Regulatory Zone; Neighborhood Commercial (NC), lndustrial (l), Open
Space (OS)

o Proposed Regulatory Zone: Medium Density Suburban (MDS)
. Citizen Advisory Board: Spanish Springs
o Area Plan: Spanish Springs
o Commission District: 4 - Commissioner Hartung
o Section/Township/Range: Section 23, Township 21N, Range 20E, MDM,

Washoe County, NV

Mr. Webb provided a description of the item.

Chair Bames asked for ethics or ex parte disclosures. Commissioner Daly discussed this
matter with County Commissioner Hartung. Commissioner Prough emailed Roger Pelham on
the case to find out if there had been any changes.

Chair Barnes opened the public hearing.

Kelly Mullin offered to review Roger Pelham's staff report, dated February 9, 2016. She
mentioned that the presentation was similar to the previous presentation for Blackstone Estates.
She offered to go through the details again or to simply be available to answer questions.

Chair Barnes asked the preference of the Commissioners.

Vice Chair Chvilicek asked on which side of Pyramid Highway the project resides.

Ms. Mullin answered that it is located on the east side of Pyramid Highway.

None of the Commissioners requested a presentation from Ms. Mullin. Chair Barnes called for
an applicant presentation.

Ganett Gordon represented Sugarloaf Peak, LLC. He provided no presentation, but was
available for q uestions.

Chair Barnes called for public comment.

Larry Thomas reiterated everything he already said. He said that he was not sure if it had
anything to do with their report back to the Commissioners, but they stated that this would be
less of an impact than some industrial project that might happen as it is zoned out there. He
stated that they would probably fight that just as hard. That does not fit in with Spanish Springs
Ranches either. Some of them out there think that a lot of the industrial zoning is suspect,
because the county is only required to notify 750 feet away from residences out there, and that
pretty much covers one residence. As far as a report would go, if he was talking to them, he
would say that does not fit anlnray. Even if it would be more of an impact, they would fight
anything substantial. ln his mind, it makes no difference that it is less of an impact, because
that would not be right either.

Dan Fuhrman lives half a mile away, up the road. He is glad that they are turning this back on
the County Commission. He sees this like the assessment; they get it shoved down their
throats. He said that he just finished paying off the $20,000 that was shoved down his throat.
He lives on a dirt road, and he likes it that way. That is why he moved out there. He has three
kids. Two of them go to Alyce Taylor and one will be attending in the fall. He does not think it is
fair that his kids would have to be shoved into a portable classroom or something on wheels to
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continue their education just because someone wants to make a bunch of money off a small
parcel of land. There is plenty of land; they can move someplace else. Mr. Fuhrman said that
he is not against people making money and building up a large area out there. But he said that
it does fall well outside the character of why all of them moved out there. On the way to the
meeting, when he hit the intersection at Calle De La Plata and Pyramid, he decided to time it.
He left his house at 5:30 and hit the intersection. lt took him nine minutes and 46 seconds to
tum left onto Pyramid because of the traffic, and he was the first one in line. He saw the report
from the Transportation Commission. He does not know how they can come to the conclusion
that it would be less traffic or less of an impact. He thinks it is ridiculous and is not sure how
they come up with their numbers. He said that if you spend any time out there, you will see. At
7:00 in the moming, it takes 20 minutes to get his kids across the highway to school because of
the intersection, even though he lives five miles away. The classrooms are already
overcrowded. They say 94o/o al Alyce Taylor, but there are 25 kids in his kids' classroom.
Adding 30 or 40 kids might not seem significant, but it is significant to those who are already out
there and have established something. He appreciates the Planning Commission throwing it
back at the Commission. He added that if you spend some time out there, then you will see that
it is well outside the characteristics of the community.

Chair Bames invited the Commission to ask any questions of staff, the applicant, or members of
the public.

Vice Chair Chvilicek addressed staff for clarification. She asked if the Board of County
Commissioneds (Board) overturning of the Planning Commission's denial meant that the Board
had approved the.Master Plan Amendment and the Regulatory Zone Amendment.

Mr. Webb answered no. The Board potentially reversed the Planning Commission's denial.
The Board did not take final action. Mr. Webb asked the Commission to consider the item just
previous to this, on which the Planning Commission had already made a report. That previous
item will be scheduled for a County Commission meeting. The County Commission will
consider that report, and then they will take final action on the appeal case. They will make a
decision at that time to reverse the Planning Commission's denial, uphold the Planning
Commission's denial, or modify it again and return it to the Planning Commission for another
report. But if the Board reverses the Planning Commission's denial, then the Board has the
authority and the ability in that motion at that time to approve the Master Plan Amendment.
Then they would take the next action on the Regulatory Zone Amendment. lf approved, then
the Regulatory Zone Amendment would be subject to the final conformance review with the
Regional Plan of that Master Plan.

Chair Barnes closed the public hearing and called for discussion among the Commissioners.

Commissioner Edwards said that if this item came to them with one per acre or one per five,
then that impact on the community would be acceptable. He said that he understands the
developer cannot make any money on the one per acre or one per five. He said that they chose
to talk to their people at the County Commission or whatever happened. He said it was not the
first time it had happened to this Planning Commission in the seven and a half years he has
been on it. He intends to not change his mind.

Chair Bames called for a motion.

Commissioner Edwards moved that the Planning Commission send a report back to the Board
of County Commissioners upholding their original denial of the matter. Commissioner Prough
seconded the motion.
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Chair Bames called for discussion on the motion.

Vice Chair Chvilicek asked if they were going to have the opportunity to provide individual
comments.

Chair Bames affirmed that they would go through similar to the last time. Chair Bames began
the process of taking individual comments.

Commissioner Prough stated that his findings were the same as before. lt is out of character to
the area. ln addition to the impact on the schools, etc., it is not appropriate at this time.

Commissioner Horan said that, without repeating, he supported in the same way.

Commissioner Edwards said that the density of the project was wrong to begin with, and it is still
wrong.

Chair Barnes agreed with the comments that had been made previously.

Vice Chair Chvilicek said that, per her reading of the Area Plan, it is not consistent with the
Master Plan. lt is not in compliance with the Spanish Springs Area Plan. lt is counter-indicated
in the vision statement and the Character Statement of the Spanish Springs Area Plan.

Commissioner Chesney agreed with Vice Chair Chvilicek's comments.

Commissioner Daly concurred with Vice Chair Chvilicek's comments.

Chair Bames called for a vote on the motion, which passed unanimously with a vote of 7 for,
none against.
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Exhibit B

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

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

RBSOLUTION
ADOPTING AI\ AMEI\TDMENT TO THE WASHOE COTTNTY MASTER PLAI\,

spAr\IsH SPRINGS MASTER PLAI\ MAp (MpA15-004)

WHEREAS, Sugarloaf Pealq LLC applied to the Washoe County Planning Commission to
amend the master plan category on one parcel (APN: 534-562-07) from a mix of Industrial (t),
Commercial (C) and Open Space (OS) to Suburban Residential (SR) in the Spanish Springs Area
Plan;

WHEREAS, On December 1,2015, the Washoe County Planning Commissiel denied Master
Plan Amendment Case No. MPAI5-004;

WHEREAS, The applicant appealed that denial to the Board of County Commissioners, and
on January 26, 2016, the Board held a duly noticed public hearing, reversed the decision of the
planning Commission and sent the item back to them for a report;

WHEREAS, upon receiving the Planning Commission's
public hearing on April 12,20L6, this Board voted
having made the relevant findings for approval;

WHEREAS, Under NRS 278.0282, before this adoption can become effective, this Board
must submit this proposed amendment to the Regional Planning Commission and receive a final
determination that the proposed amendment conforms with the Truckee Meadows Regional Plan;

NOW THEREFORE BE IT RESOLVED,

That this Board of County Commissioners does hereby ADOPT the amendment to the
Spanish Springs Master Plan Map (Case No. MPA15-004), as set forth in Exhibit B-1 attached
hereto, to become effective if and when the County has received a final determination that the
amendment conforms to the Truckee Meadows Regional Plan.

ADOPTED this 12th day of April 2016,to be effective only as stated above.

WASHOE COUNTY COMMISSION

ATTEST:

report and holding a subsequent
to adopt the proposed amendment,

Nancy Parent, County Clerk

Chair
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Exhibit C

WASHOE COUNTY COMMISSION 1001 E. fth Street
P.O. Box 11130

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

RESOLUTION
ADOPTING AI\ AMENDMENT TO THE SPAI\IISH SPRINGS

REGTTLATORY ZONE MAP (RZAls-006)

WHEREAS, Sugarloaf Pealq LLC applied to the Washoe County planning Commission to
amend the regulatory zone on one parcel (APN: 534-562-07) from a mix of Open Space (OS),
Industrial (D and Neighborhood Commercial (NC) to Medium Density Suburban (MDS) in the
Spanish Springs Area Plan;

WHEREAS, On December 1, 2015, the Washoe County planning Commission denied
Regulatory Zone Amendment Case No. RZA15-006;

WHEREAS, The applicant appealed that denial to the Board of County Commissioners, and
on January 26, 2016, the Board held a duly noticed public hearing, reversed the decision of the
Planning Commission and sent the item back to them for a report;

WHEREAS, upon receiving the Planning Commission's report and holding a subsequent
to adopt the proposed amendment,public hearing on April 12,2016, this Board voted

having made the relevant findings for approval;

WHEREAS, This action will become effective after the adoption of Master Plan Amendment
Case No. MPA15-004 by the Board of County Commissioners and a subsequent favorable
conformance review with the Truckee Meadows Regional Plan;

NOW TMREFORE BE IT RESOLVED,

That this Board of County Commissioners does hereby ADOPT the amendment to the
Spanish Springs Regulatory Zone Map (Case No. RZA15-006), as set forth in Exhibit C-l
attached hereto, to become effective if and when the County has received a final determination
that Master Plan Amendment Case No. MPA15-004 conforms to the Truckee Meadows Regional
Plan.

ADOPTED this 12th day of April 20l6,to be effective only as stated above.

WASHOE COUNTY COMMISSION

ATTEST:

Nancy Parent, County Clerk

Chair
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Findlnes Reouired for Master Plan Amendment

Washoe County Development Code Sec'tion 110.820.15(d) Moster Plan Amendment Findings

Consistenqt with Master Plan. The proposed am.endment is in substantial compliance with
the policies and action programs of the Master Plan.

Cornpatible land Uses. The proposed amendment will provide for land uses compatible with
(eisting or planned) adjacent land uses, and will not adversely impact the pblic health,

safety or welfare.

Desired Pattem of Growth. The proposed amendmentwill promote the desired pattemfor 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 ard the

fficient expendi ture of funds for public s ervic es.

Spanish Spring; Area Plan Findings - Policy 55.17.1 (a part of the Master Plan)

The amendmentwillfurther implement and preserve the Vision and Character Statement.

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

Washoe County Master Plan.

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

Findines Required for Resulatorv Zone Amendment

Woshoe Counqt Development Code Seaion 110.821.15(d) Regulatory Zone Amendment Findings

Consisterrc]t with Master Plan. The proposed amendment is in substantial compliance with

the policies and action programs of the Master Plan.

Comoatible Land Uses. The proposed amendment will not result in land uses which are

incompatible with (eisting or planned) adjacent land uses, and. will not adversely impact the

public health, safety or welfare.

Response to Chanqe 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 lard.

Availabiliy o.f Facilities. There are or are planned to be adequate transportation,
recreation, utility and other focilities to accommodate the uses and densities permitted by the

proposed amendment.

No Adverse Ef,ects. The proposed amendment will not adversely affect the irnplementation of
the policies and action programs of the Washoe County Master Plan,

Desired Paaern qf Growth. The proposed amendment will promote the desired patternfor the

orderly physical growth of the County and guides development of the County based on the

t.

3.

a.

b.

c.

1.

2.

3.

4.



projected popilation growth with the least amount of natural resource impairtnent and the

fficient expenditure offunds for public services.

Spanish Springs Area Plan Findings - Policy 5517.2 (a part of the Master Plan)

a. A feasibility study has been conducted, commissioned and paid for by the applicant, relative
to municipal water, sewer and storm water that clearly idmtifies the improvements likely to
be required to support the intensification, and those improvements have been determined to
be in substantial cornpliarce with all applicable existing facilities and resource plans for
Spanish Springs by the Department of Water Resources. The Department of Water Resot/rces

will establish and maintain the standards and methodologiesfor thesefeasibility sadies.

b. A trafrc 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 Worl<s for projects that are deterrnined to
have minimal impacts. The Departrnent of Public Works may request any inforrnation it
deems necessary to make this determination.

c. NOT APPLICABLE) 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.

d. For residential land use intensffications, 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.l.2.

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

improvernents required to nuintain the established level of service are scheduled in either the

Washoe County Capital hnprovernents Program or Regional Transportntion Improvement
Program within three years of approval of the intensifi.cation. For impacts to regional roads,

this finding may be waived by the Washoe County Planning Commission upon written request

from the Regional Transportation Commission.

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 plarx AND the necessary

improvements are scheduled in either the Washoe County Capital Improvements Program or
Regional Transpnrtation Improvement Program within three years of approval of the

intensffication.



Washoe County will work to ensure that the long range plans of focilities providers for
transportation, water resources, schools and parks reflect the policy growth level established

in Policy 55.1.2.

If the proposed intensification results in existing facilities exceeding design capacity and
compromises the Washoe County School District's ability to irnplement the neighborhood
school philosophy for elernentary focilities, then there must be a current capital improvement

plan or rezoning plan in place that would enable the District to absorb the additiorwl
enrollment. This finding nay be waived by the Washoe County Planning Commission upon

request of the Washoe County Board of Trastees.

Any eisting development in the Spanish Springs planning area, the Sun Valley planning

area, the Warm Spings planning areq, or the City of Sparlcs, which is subject to the

conditions of a special use permit will not experience undue hardship in the ability to
continue to cornply with the conditiorx of the special use pennit or otherwise to continue
operation of its permitted activities.
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Planninq Commission Staff Report
Meeting Date: March 1,2016

Report to Washoe County Board of Commissioners on Master
Plan Amendment Case Number MPA15-004 and Regulatory Zone
Amendment Case Number RZA15-006

Sugarloaf Peak, LLC

9C

Hearing, discussion and possible action to send a report to the
Washoe County Board of Commissioners on their approval of
appealof Master Plan Amendment Case Number MPA15-004 and
Regulatory Zone Amendment Case Number RZA15-006

Send a report to the Washoe County Board of Commissioners

Roger Pelham, MPA, Senior Planner
Washoe County Community Services Department
Planning and Development Division
Email : rpelham@washoecounty. us
Phone: 775.328.3622

Description

Master Plan Amendment Case Number MPA1$004 and Regulatory Zone Amendment
Case Number RZAI$006 (Sugarloaf Ranch Estates) - Discussion and possible action to
send a report to the Washoe County Board of Commissioners regarding the Board's potential
decision to approve the following two amendment requests despite the Planning Commission's
originaldenial:

(1) To adopt an amendment to the Washoe County Master Plan, Spanish Springs Area Plan
to change the Master Plan Category on one parcel of t 39.84 acres from a mix of
lndustrial (l), Commercial(C) and Open Space (OS) to Suburban Residential (SR); anO

(2) Subject to final approval of the associated Master Plan change, to recommend adoption
of an amendment to the Spanish Springs Regulatory Zone Map, changing the
Regulatory Zone from a mix of Open Space (OS), lndustrial (l) and Neighborhood
Commercial(NC) to Medium Density Suburban (MDS).

. Applicant / Property Owner: Sugarloaf Peak, LLC., 2777 Northtowne Lane
Reno, NV 89512
North side of Calle De La Plata, approximately 2110 of a mile
east of its intersection with Pyramid Highway
t39.84

. Property Location:

r ParcelSize:

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RZA15-006

Page 1 of 8
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Assessor's Parcel No: 53/,-562-07
Existing Master Plan: Commercial(C), lndustrial (l), Open Space (OS)
Proposed Master Plan: Suburban Residential (SR)
Existing Regulatory Zone: Neighborhood Commercial(NC), lndustrial(l), Open Space (OS)
Proposed Regulatory Zone: Medium Density Suburban (MDS)
Citizen Advisory Board: Spanish Springs
Area Plan: Spanish Springs
Commission District 4 - Commissioner Hartung
Sectionffownship/Range: Section 23, Township 21N, Range 20E, MDM,

Washoe County, NV

Staff Report Gontents

Description ..................... 1

Summary .......................3

Background .................... 3

Planning Commission Request for Action ..........4

Requirements for Planning Commission's Report ................ 5

Review of Findings ......... 5

Recommendation........ ..................... 8

Possible Motion........ ........................ I

Exhibit Contents

Board of County Commissioners Staff Report, Dated December 31,2015.... Exhibit A

Draft Minutes of Board of County Commissioners meeting of January 26,2016.............Exhibit B

Master Plan Amendment Case Number MPA15-004
RegulatoryZoneAmendment Case Number RZA15-006 MpAl5_OO4 & RAl&006

Page 2 of 8 suGARLoAF RAN}H EsrArEs



Washoe County Planning Commission Staff Report Staff Report Date: February 9, 2016

Summary

Master Plan Amendment Case Number MPA15-004 and Regulatory Zone Amendment Case
Number RZAI$006 for Sugarloaf Ranch Estates seek to amend the Washoe County Master
Plan, Spanish Springs Area Plan, to change the Master Plan Category on one parcel of t 39.84
acres to change the Master Plan Designation on one parcel of t 39.&4 acres from a mix of
lndustrial (l), Commercial (C) and Open Space (OS) to Suburban Residential (SR) and to
change the regulatory zone on the same parcel from a mix of Open Space (OS), lndustrial (l)
and Neighborhood Commercial (NC) to Medium Density Suburban (MDS).

The Planning Commission denied the applications at their December 1, 2015 hearing. The
denial was subsequently appealed to the Washoe County Board oJ Commissioners (Board) as
Appeal Case NumberAXl5-006. On January 26,2016, the Board approved the appeal and
reversed the Planning Commission's denial, sending both cases back to the Planning
Commission for a report as required by NRS and County Code.

Backqround

January 26, 2016 - Board of County Commissioners
After conducting a public hearing, taking public testimony and discussing the proposed Master
Plan Amendment and Regulatory Zone Amendment applications, the Board approved Appeal
Case Number AX15-006, voted unanimously to reverse the denial of the Planning Commission,
and remanded MPA15-004 back to the Planning Commission for a report and also remanded
back RZA15-006 with instructions to reconsider.

The minutes of the BCC's January 26, 2016, meeting are attached to this staff report as Exhibit
B. Also, a video of the meeting can be viewed at http://bit.lv/23T9sGd. The hearing for this
appeal (agenda item #16) begins at approximately 01:38:04 into the recording. (For reference,
the hearing for the similar appealto the east, for Blackstone Estates, was agenda item #17 and
begins at 02:01:20.)

During discussion on the appeals for Blackstone Estates and Sugarloaf Ranch Estates, County
Commissioners noted they believed the Master Plan Amendment and Regulatory Zone
Amendment requests on the subject parcel to be appropriate and had a different interpretation
of the relevant findings for approval. Board members stressed the difference between Master
Plan and Regulatory Zone Amendments and tangible projects such as tentative maps, along
with the timing for when infrastructure improvements must be in place. During their discussion,
Board members stated that adequate infrastructure and public services are not required to be in
place orior to a density increase authorized in a Master Plan or Regulatory Zone Amendment;
rather, that adequate infrastructure needs to be in place or conditioned for at the time of
development. The Board also discussed that the cunent mix of commercial and industrial
zoning on the properly has the potential to be more intense in terms of traffic and wastewater in

comparison to the proposed Medium Density Suburban residential regulatory zoning.

Master Plan Amendment Case Number MPA15-004
Reguf atory Zone Amendment Case Number RZA15-005 MpAl5_OO4 & RAl&006
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December 1, 2015 - Planning Commission
After conducting a public hearing, taking public testimony and discussing the proposed Master
Plan Amendment and Regulatory Zone Amendment, the Planning Commission, by a unanimous
vote, denied Master Plan Amendment Case Number MPAI$004 and Regulatory Zone
Amendment Case Number RZA15-006 being unable to make allof the required findings of fact.
The Planning Commission found that the applications were not compliant with the Spanish
Springs Area Plan, particularly the Character Statement, which reads in relevant part, 'Outside
the suburban @re, a transition to a more rural character occurs." The Planning Commission
also found that a change of up to three dwellings per acre adjacent to existing ten-acre parcels
did not allow the creation of a transition area and that the application created potential for
additional burdens to be placed upon community services such as schools and public safety
services. They also found that traffic at the intersection of Calle De La Plata and foramid
Highway is already bad and that allowing additional residential density in that area without first
addressing traffic issues was detrimentalto the sunounding area.

November 4, 2015- Spanish Springs Citizen Advisory Board
After discussion, the CAB, by a unanimous vote, recommended denial of both the Master Plan
Amendment (MPA) and Regulatory Zone Amendment (RZA), citing concems overthe change to
the character of the area, concems regarding traffic and provision of services and lack of
transitionalzoning between more and less intense zoning designations.

Planninq Gommission Request for Action

The Planning Commission is requested to discuss and take action to send a report to the Board.
The report to the Board is required for the Master Plan Amendment pursuant to Washoe County
Code Section 110.820.35, as stated below:

Section 110.820.35 Report bv the Plannino Commission. lf a modification to a
proposed Master Plan amendment is refened to the Commission for a report
under NRS 278.220(4), the Commission is not required to hold a public hearing
on the modification and shall submit a report within 90 days from the date of
refenal. Failure by the Commission to submit a report within 90 days shall be
deemed as a recommendation of approval.

It is requested that the Planning Commission include within the required report its comments
and discussion on the Regulatory Zone Amendment. The Planning Commission may choose
one of the following options:

1. Report back to the Board with a recommendation of approval for the Master Plan
and/or Regulatory Zone Amendment requests with applicable findings.

2. Report back to the Board by collectively or individually commenting on the aclion
taken and findings made by the Board of County Commissioners (BCC).

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RZAI5-005 MqAIS-OO4 & RAI&006
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Requirements of Planninq Commission's Report

As noted in the previous section of this report, the applications have been refened back to the
Planning Commission, by the Board for a report on the action taken by the Board, to reverse the
decision of the Planning Commission.

There is no required format or contents for the report. The Planning Commission (PC) may
choose to simply make observations, recommendations, and comments regarding the findings,
and/or to give collective or individual comments about the proposed amendments. The report
from the PC to the BCC is tentatively scheduled to be considered by the BCC on April 12,2016,
at which time the BCC has the ability to take final action on both the Master Plan Amendment
and the Regulatory Zone Amendment applications. Any action taken on the Master Plan
Amendment by the Board will not become effective until the amendments are reviewed by the
Regional Planning Commission for conforman@ with the Truckee Meadows Regional Plan.
Final action on the Regulatory Zone Amendment would be contingent upon final approval of the
Master Plan Amendment after a conformance finding with the Regional Plan.

Review of Findinos

Before adopting any Master Plan amendment, Washoe County Code (WCC) Section
110.820.15(d) requires that at least three of the required findings be made. Similarly, WCC
Section 110.821.15(d) requires all relevant findings to be made to recommend approval of a
Regulatory Zone amendment. Additionally, any amendment to the Spanish Springs Area Plan
must make all three findings of policy SS.17.1 (a),(b) & (c) and all relevant findings of policy
SS.17.2 (a thru i). The Washoe County Board of Commissioners made all of the following
required findings in the affirmative during their reversal of the Planning Commission's denial of
MPA15-004 and RZA15-006 and approvalof appealin M15-006.

Required Findingsfor Master Plan Amendment

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

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

3. Resoonse to Chanqe Conditions. The proposed amendments respond to changed
conditions or further studies that have occuned since the plan was adopted by the Board
of County Commissioners, and the requested amendments represent a more desirable
utilization of land.

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

5. Desired Pattem of Growth. The proposed amendments will promote the desired pattem
for the orderly physical growth of the County and guide the development of the County

Master Plan Amendment Case Number MPA15-004
Regulatory Zone Amendment Case Number RzAls-006 MpAl&OO4 & RAlg-006

Page5 of 8 suGARLoAF RAN3H EsrArEs



Washoe County Planiing Commission Staff Report Staff Report Date: February 9, 2016

based on the projected population growth with the least amount of natural resource
impairment and the efftcient expenditure of funds for public services.

Rquired Findings for Regulatory Zone Anendment

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

2. Comoatible 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. Resoonse to Chanoe Conditions: more desirable use. The proposed amendment
responds to changed conditions or further studies that have occuned since the plan was
adopted by the Board of County Commissioners, and the requested amendment
represents a more desirable utilization of land.

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

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

6. Desired Pattem of Growth. The proposed amendment will promote the desired pattem
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.

Rquired Findingsfor Amendmenfs fo the Spanish Springs Area Plan

Goal Seventeen: Amendments to the Spanish Springs Area Plan will be for the
purpose of further implementing the Msion and Character Statement, or to respond to
new or changing circumstances. Amendments must conform to the Spanish Springs
Msion and Gharacter Statement. Amendments will be reviewed against a set of
criteria and thresholds that are measures of the impact on, or progress toward, the
Msion and Gharacter Statement.

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

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

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

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

Master Plan Amendment Case Number MPA15-004
RegulatoryZoneAmendment Case Number RZA15-005 MpAl5-OO4 & RA16006
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SS.17.2 ln order for the Washoe County Planning Commission to recommend approval of
any amendment involving a change of land use, the following findings must be
madel

a. A feasibility study has been conducted, commissioned and paid for by the
applicant, relative to municipal water, sewer and stonn 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.

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.

c. (NOT APPLICABLE) For commercial and industrial land use
intensifications, the overall percentage of commercial and industrial
regulatory zone acreage will not exceed 9.56 percent of the suburban
Character Management Area.

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.

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

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

Master Plan Amendment Case Number MPA15-004

Regulatory Zone Amendment case Number RzAls-006 MqAIS_OO4 & RAlS006
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g. Washoe County will work to ensure that the long range plans of facilities
providers for transportation, water resour@s, schools and parks reflect the
policy growth level established in Policy SS.1.2.

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

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 othenruise to continue operations of
its permitted activities.

Recommendation

Staff recommends that the Planning Commission send a report to the Washoe County Board of
Commissioners regarding Master Plan Amendment Case Number MPA15-004 and Regulatory
Zone Amendment Case Number RZA15-006.

Possible Motion

"l move that, after giving reasoned consideration to the information contained in the staff report
and information received during the public hearing, the Washoe County Planning Commission
provide a report to the Washoe County Board of Commissioners regarding Master Plan
Amendment Case Number MPA15-004 and Regulatory Zone Amendment Case Number
RZA15-006 containing the following: (rnserf appropriate comments/information)."

Master Plan Amendment Case Number MPA15{04
Regulatory Zone Amendment Case Number RZA15-006 MqAIS-OO4 & RAl5-006
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BOARD MEETING DATE: January 26,2016

December 3 l, 2015

Board of County Commissioners

Roger D. Pelham, MPA. Senior Planner. Planning and Development
Division
Community Services Department . 328.3 622. melham@ washoecountv.us

William H. Whitney. Division Director. Planning and Development
Community Services Department. 328-36 I 7" bwhitney@washoecounty.us

Hearing" discussion. and possible action on Appeal Case No. AX15-006
(Sugarloaf Ranch Estates). an appeal of the Planning Commission's
decision to deny Master Plan Amendment Case Number MPA15-004 and
Regulatory Zone Amendment Case Number RZAI5-006. which (l)
requested approval of an amendment to the Washoe County Master Plan.
Spanish Springs Area Plan. to change the Master Plan Categories on one
parcel of t 39.84 acres from a mix of Industrial (l) Commercial (C) and
Open Space (OS) to Suburban Residential (SR) and (2) requested approval
of an amendment to the regulator)'zones on the same parcel from a mix of
Open Space (OS). Industrial (l) and Neighborhood Commercial (NC) to
Medium Density Suburban (MDS).

The applicant and propert)' owner is Sugarloaf Peak. LLC. The subject
parcel (APN: 534-562-07) is located on the north side of Calle De La
Plata" approximately 2/10 of a mile east of its intersection with Pyramid
Highway within the Spanish Springs Area Plan and Spanish Springs
Citizen Advisory Board boundaries. Section 23. Township 21N. Range
208. MDM. The Development Code sections applicable to this
amendment are Article 820. Amendntent of'Muster Plan. and Article 821.
Amendment ol' Re gulatorT' Zone s.

The Board of County Commissioners ma\ take action to:
l) Confirm the Planning Commission's denial of either or both cases; or
2) Reverse the Planning Commission's denial of both cases. remand the
Master Plan Amendment back to the Planning Commission for a report
and also send the Regulatory Zone Amendment back to the Planning
Commission with instructions: or
3) Reverse the Planning Commission's denial of both cases. remand the
Master Plan Amendment back to the Planning Commission for a report.
approve the Regulatory Zone Amendment subject to ultimate approval of
the associated Master Plan Amendment" and authorize the Chair to sign
the attached resolution.
(Commission District 4. )

AGENDAITEM T IL
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SUMMARY

The Washoe County Board of Commissioners may choose to confirm or reverse the
Planning Commission's denial of Master Plan Amendment Case Number MPAI5-004
and Regulatory Zone Amendment Case Number RZAI5-006. which requested approval
of an amendment to the Washoe County Master Plan. Spanish Springs Area Plan to
change the Master Plan Categories on one parcel of + 39.84 acres from a mix of
Industrial (l) Commercial (C) and Open Space (OS) to Suburban Residential (SR) and
requested approval of an amendment to the regulatory zones on the same parcel from a
mix of Open Space (OS), Industrial (l) and Neighborhood Commercial (NC) to Medium
Density Suburban (MDS).

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

PREVIOUS ACTION

December l. 2015 Planning Commission. After conducting a public hearing, taking
public testimony and discussing the proposed amendments. the Planning Commission, by
a unanimous vote, denied Master Plan Amendment Case Number MPAI5-004 and
Regulatory Zone Amendment Case Number RZAI5-006 being unable to make all of the
required findings of fact. (Planning Commission Staff Report is included as Attachment
B to this report.)

November 4. 2015. Spanish Springs Citizen Advisory Board (CAB). After discussion.
the CAB. by a unanimous vote" recommended denial of both the Master Plan
Amendment (MPA) and Regulatory Zone Amendment (RZA). citing concems over the
change to the character of the area. concerns regarding traffic and provision of services
and lack of transitional zoning between more and less intense zoning designations.

BACKGROUND

The Planning Commission (PC) held a public hearing to consider the proposed MPA and
RZA on December l" 2015. The PC considered a similar proposal on the adjacent parcel
to the west. Both proposals were denied. Discussion of the propriety of the proposals
centered on potential impacts to the surrounding area and whether the proposals were
consistent with the Master Plan.

The PC found that the proposals were not compliant with the Spanish Springs Area Plan.
particularly the Character Statement, which reads in relevant part:

A distinct suburban core is. and w'ill continue to be. concentrated along Pyramid
Highway. This suburban core includes a broad mix of non-residential uses
together with residential densities of up to three dwelling units per acre. These
suburban land uses are located predominatell'. but not exclusively, on the west
side of Pyramid Highway. Outside the suburban core, a transition to a more rural
character occurs. This transition occurs most rapidly in the west as elevation

increases along the westem slopes of the Spanish Springs Valley. To the north
and east, the transition to rural stretches out into the valley and includes lower
density, suburban residential opportunities (one- to five-acre parcels). The area
outside the suburban core and transition area is predominately of a rural character
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with rural residential densities (five plus acre parcels) and agricultural land uses.
Aggregate mining is a significant component of the local landscape and is found
in both the suburban and rural areas. To the south is the heavily suburbanized
northern portion of the City of Sparks.

The suburban core, together with the transition zone, will be known as the

Suburban Character Management Area (SCMA). This area will conain all

commercial land use designations and residential densities greater than one unit

per ten acres. The Suburban Character Management Area will be the designated

growth area in the Spanish Springs Valley. [highlight addedJ

Planning Commissioners discussed that allowing a change of up to three dwellings per
acre adjacent to existing ten-acre parcels did not allow the creation of a transition area as

they interpret the Area Plan to require. Planning Commissioners also discussed the
potential for additional burdens to be placed upon community services such as schools
and public safety services. Planning Commissioners were also of the opinion that traffic
at the intersection of Calle De La Plata and Pyramid Highway is already bad and that
allowing additional residential density in that area without first addressing raffic issues

was detrimental to the surrounding area. (Draft Minutes of that meeting are included as

Attachment D to this report.)

The appellant seeks to reverse denial of the Planning Commission for the reason that.
"'All of the findings were clearly made as discussed in the staffreport authored by Roger
Pelham." (Appeal application is included as Attachment C to this report.)

FISCAL IMPACT

None

RECOMIVIENDATION

It is recommended that the Board of County Commissioners review the record and take
one of the following three actions:

l. Aflirm the decision of the Planning Commission and deny Master Plan

Amendment Case Number MPAI5-004 and Regulatory Zone Amendment Case

Number RZAI5-006: or

2. Reverse the decision of the Planning Commission. remand MPAI5-004 back to
the Planning Commission for a report and remand RZAI5-006 back to the
Planning Commission with instructions: or

3. Reverse the decision of the Planning Commission" remand MPAI5-004 back to
the Planning Commission for a report. and approve RZAI5-006. subject to final
approval of the master plan request.
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POSSIBLE MOTIONS

Should the Board of County Cornnrissioners lggg with the Planning Commission's
action to deny Master Plan Amendment Case Number MPAl5-004 and Regulatory Zone
Amendment Case Number MA15-006, staffoffers the following motion:

"Move to confirm the Planning Commission's decision to deny Master Plan
Amendment Case Number MPA15-004 and Regulatory Zone Amendment Case
Number RZA15-006. This denial is based on this Board's review of the written
materials and oral testimony at the public hearing, and this Board's interpretation of
the findings made by the Planning Commission."

Should the Board of County Commissioners $ggggg with the Planning Commission's
action to deny Master Plan Amendment Case Number MPAI5-004 and Regulatory Zone
Amendment Case Number MAl5-006, staffoffers the following motions:

"Move to reverse the Planning Commission's decision to deny Master Plan
Amendment Case Number MPA15-004 and Regulatory Zone Amendment Case
Number MAl5-006; remand MPAI5-004 back to the Planning Commission for a
report; and remand RZAl5-006 back to the Planning Commission with instructions t6

This action is based on this Board's review of the written materials and
oral testimony at the public hearing, and this Board's interpretation of the relevant
findings.

OR
oMove to reverse the Planning- Commission's decision to deny Master Plan

Amendment Case Number MPA15-004 and Regulatory Zone Amendment Case
Number RZAI5-006; remand MPAI5-004 back to the Planning Commission for a
report; and approve RZAI5-006, subject to final approval of the master plan request;
and authorize the Chair to sign the resolution attached as Attachment E. This action is
based on this Board's review of the lvritten materials and oral testimony at the public
hearing, and this Board's interpretation of the relevant findings.

Attachments:
A. Planning Commission Action Order dated l2l3l20l5
B. Planning Commission StaffReport, dated I ll5l20l5
C. Appeal Application, dated lUl ll 2015
D. Planning Commission Draft Minutes of l2lll20l5
E. Regulatotry Zorc Amendment Resolution

xc:

ApplicantlProperty Owner:

Consultant:

Representative:

Engineering LLC, 681 Edison Way, Reno, NV

Lewis Roca Rothgerber, LLP, 50 West Liberty Street, Suite
410, Reno, NV 89501

Sugarloaf Peak, LLC,2777 Northtowne Lane, Reno, NV
89512

Axion
89s02



Decision:

Decision Date:

Mailing/Filing Date:

Properg Owner:

Planning Commission Action Order
Master Plan Amendment Case Number MPAI5-004 and
Regulatory Zone Amendment Case Number RZA15-006

Denied

December 1, 2015

December 3, 2015

Sugarloaf Peak, LLC
2777 Noftntowne Lane
Reno, NV 89512

Roger Pelham, Senior Planner
Washoe County Community Services Department
Planning and Development Division
Phone: 775.328.3622
E-Mail: rpelham @ washoecountv.us

AX15-006: Attachment A

Lewis Roca Rothgerber, LLP, 50 West Liberty
Street, Suite 410, Reno, NV 89501

Sugarloaf Peak, LLC, 2777 Northtowne Lane,
Reno, NV 89512
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(2) Subject to final approval of the associated Master Plan change, to recommend adoption of
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Master Plan Amendment Case Number MPAI5-004 and
Regulatory Zone Amendment Case Number RZA15-006

Lewis Roca Rothgerber, LLP

8C

(1) to change the Master Plan Designation on one parcel of
t39.&4 acres from a mix of lndustrial (l), Commercial (C) and
Open Space (OS) to Suburban Residential (SR); and
(2) to amend the regulatory zone on the same parcel of 139.84
acres from a mix of Open Space (OS), lndustrial (l) and
Neighborhood Commercial (NC) to Medium Density Suburban
(MDS).

Approve, recommend adoption and authorize Ghair to sign
the attached resolutions

Roger Pelham, Senior Planner
Washoe County Community Services Department
Division of Planning and Development

775.328.3622

rpel ham@washoecountv. us

Subject:

Applicant:

Agenda ltem Number:

Summary:
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Descriotion

Master Plan Amendment Case Number MPAI5-004 and Regulatory Zone Amendment
Case Number RZAl5-006 (Sugarloaf Ranch Estates) - Hearing, discussion and possible
action:

(1) To adopt an amendment to the Washoe County Master Plan, Spanish Springs Area Plan to
change the Master Plan Category on one parcel of * 39.84 acres from a mix of lndustrial (l)
Commercial (C) and Open Space (OS)to Suburban Residential (SR). and

(2) Subject to final approval of the associated Master Plan change, to recommend adoption of
an amendment to the regulatory zone on one parcel of t39.84 acres from a mix of Open
Space (OS), lndustrial (l) and Neighborhood Commercial (NC)to Medium Density Suburban
(MDS).

. APplicant:

. Property Owner:

o Location:

Lewis Roca Rothgerber, LLP, 50 West Liberty Street, Suite
410, Reno, NV89501
Sugarloaf Peak, LLC, 2777 Northtowne Lane, Reno, NV
89512
On the north side of Calle De La Plata, approximately 2/10
of a mile east of its intersection with Pyramid Highway.

Master Plan Amendment Case Number MPA15-004

Regulatory Zone Amendment Case Number RZA15-006
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o ParcelSize: t 39.&4 acres
. Assessofs ParcelNo: 534+562-07
o Existing Master Plan: lndustrial(l), Commercial (C) and Open Space (OS)
o Proposed Master PIan: Suburban Residential (SR)
o Existing Regulatory Zone: Open Space (OS), lndustrial (t) and Neighborhood

Commercial(NC)
o Proposed Regulatory Zone: Medium Density Suburban (MDS)
o Area Plan: Spanish Springs
o Citizen Advisory Board: Spanish Springs
. Development Code: Article 820, Amendment of Master ptan

Article 821, Amendment of Regulatory Zoneo Commission District 4 - Commissioner Hartung
. section/Township/Range: section 23, Township 21N, Range 2oE, MDM, washoe

. County, NV

Master Plan Amendment Case Number MPA15-004

Regulatory Zone Amendment Case Number RZA15-006
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Public Conespondence.......... Exhibit H

Agency Comments. Exhibit I

Explanation and Processino 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 concems 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 www washoecountv.us/comdev -
select Master Plan & Maps - 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 countyride priorities through the year 2025. These
priorities are known as Elements and each is summarized below. The Land Use and
Transportation Element, in particular, plays a vital role in the analysis of a Master Plan
Amendment.

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

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

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

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

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

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

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

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

Master Plan Amendment Case Number MPA15-004

Regulatory Zone Amendment Case Number RZA15-006
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provide speciftc 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 Specffic 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.

VVhen adopting a Master Plan amendment, the Planning Commission must make at teast three
of the findings as set forth in Washoe County Code (WCC) Section 110.820.15(d). lf a military
installation is required to be noticed, then an additional finding of fact pursuant to WCC Secilon
1'10.820.1s(dXO) is required. lf there are findings relating to Master Plan amendments contained
in the Area Plan in which the subiect property is located, then the Planning Commission must
also make al! of those findings. The adoption of a Master Plan amendment requires a 23 vote
of the Planning Commission's membership.

Explan?tion and Processino of a Reoulatorv Zone Amendment

The following explains a Regulatory Zone Amendment, including its purpose and the review and
evaluation process involved for an application with such a request. The analysis of the subject
proposal can be found beginning on page 12 of this report.

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 wil! 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 Coung relating to zoning
must conform to the Washoe County Master Plan.

Evaluation of tfre proposed Regutatory Zone Amendment involves review for compliance with
counhTwide policies found in Volume One of the Washoe County Master Plan and applicable
area plan policies found in Volume Two of the Washoe County Master Plan. lf the subject
parcel(s) is within a Specific Plan, Joint Plan or Community Plan found in Volume Three 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 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 reclasstfication of a lot or parcelfrom one Regulatory Zone to

Master Plan Amendment Case Number MPA15t04
Regulatory Zone Amendment Case Number RZA15-006
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another requires action by both the Planning Commission and the Board of County
Commissioners.

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 110.821.2O of the
Washoe Coun$ Development Code. Final ac{ion is taken by the Board of County
Commissioners who may adopt, adopt with modifications, or deny the proposed amendment.

Master Plan Amendment Case Number MPA15-004

RegulatoryZone Amendment Case Number RZA15{06

MPA|5-004 & R7415.006Page 5 of36
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Vicinitv Map

Master Plan Amendment Case Number MPA15-004

Regulatory Zone Amendment Case Number RZA15-006
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ANALYSIS

Background and Current Conditions

The subject property is t 39.84-acres and is located wtthin the Spanish Springs Area Plan and
Spanish Springs Suburban Character Management Area, which provides specific goals for
development within that area. This request seeks to amend the subject property's Master Plan
category from a mix of lndustrial, Commercial and Open Space to Suburban Residentiat. The
request also seeks to change the property's regulatory zone from a mix of lndustrial (l),
Neighborhood Commercial (NC) and Open Space (OS) to Medium Density Suburban (MDS).
Approval of both requests would allow for residentia! development of up to three dwelling units
per acre on a t 39.84-acre parcel, for a potential total of up to 119 dwelling units. At this time
the property cannot be developed with residences, but rather with commercial and industrial
uses only.

Compatibility

The neighborhood has a wide variety of regulatory zones nearby, including lndustrial,
Neighborhood Commercial, Medium Density Suburban, Low Density Suburban, Medium
Density Rural, Low Density Rural, General Rural and Open Space al! located within 1000 feet of
the subject parcel.

The subject parcel is cunently undeveloped. Residential development is cunently occuning to
the north of the subject parcel in the Donovan Ranch Subdivision, at an overall density of one
dwelling unit per acre. As a common open space suMivision, lots in that development have
been reduced in size and clustered. Donovan Ranch lot sizes are generally in the vicinity of
one-third acre, which is comparable to the Medium Density Suburban regulatory zone lot sizes.

Standard setbacks for the Medium Density Suburban (MDS) regulatory zone are 20 feet to the
front and rear of the property, and 8 feet on the sides. ln comparison, the Donovan Ranch
subdivision to the north has setbacks that are similar to the MDS regulatory zone: 20 feet for the
front and rear, with a choice of either 8-foot side setbacks, or S-foot and 11-foot side setbacks.

There is one single-family dwelling adjacent to the east, located on a parcel of approximately 10
acres.

As visible in the following aeria! photograph, the parcel to the west of the subject property is
undeveloped, although a Master Plan Amendment and Regulatory Zone Amendment similar to
this request, has also been submitted for that propefi. To the south is Calle de la Plata. For the
purposes of evaluation of compatibility with the surrounding area, staff has assumed that no
changes to the parcel to the west have yet taken place, although it should be noted that
changes may occur.

Master Plan Amendment Case Number MPA15{04 & Regulatory Zone Amendment Case Number RzA15-006

MPA|5-004 & HZA|5-006
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ln determining compatibility with surrounding land uses, staff reviewed the Land Use

Compatibility Matrix with ihe proposed Regulatory Zone. The compatibility matrix is found in the
Land Use and Transportation Element in Volume One of the Washoe County Master Plan. The

compatibility between the proposed and existing adiacent regulatory zones is captured in the

table below.

Master Plan Amendment Case Number MPAl5-004 & Regulatory Zone Amendment Case Number RZA15-006

NPAI*@4 t RZA|C-006
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Compatibility Rating of Eristing Regulatory Zones with
Exlsffng Regulatory Zones on Adiacent Parcels

ngn vompauoilt(y: LM/€ or no screenng or umenng necessary,
Medium Compatibillty: Some screening and buffeing necessary.
Low Compatibility: Significant screening and buffeing nbcessary.

Compatibility Rating of Proposed Regulatory Zone with
Existing Regulatory Zones on Adjacent Parcels

Medium Compatibility: Some screening and buffering necessary.
Low Compatibilittr Srgnr/Icant screening and buffeing neoessary.

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006

Page 14 of 35 MPA15.N4 & RZAI5-006
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Existing
Regulatory Zone

Existing Adjacent
Regulatory Zone

Compatibility
Rating

lndustrial(l)

and

Neighborhood Commercial
(Nc)

Low Density Suburban (LDS)
(located to the north)

Low

lndustrial (l) and Neighborhood

Commercia!(NC)
(located to the west)

High

Medium Density Rural (MDR) and
lndustrial(l)

(located to the south)
Medium and Low

General Rural (GR)
(located to the east)

Low

High or no screening or bufferins

Proposed
Regulatory Zone

Existing Adjacent
Regulatory Zone

Compatibilify
Rating

Medium Density Suburban
(MDS)

Low Density Suburban (LDS)
(located to the north)

High

lndustrial (l) and Neighborhood
Commercial(NC)

(located to the west)
Low

Medium Density Rural(MDR) and
lndustrial(l)

(located to the south)
Medium and Low

General Rura! (GR)
(located to the east)

Medium

High Compatibility: Liltle or no or necessary.
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There is a thin strip of Open Space on the eastem side of the subject parcel that was clearly
intended as a buffer between the more intense lndusbial and Commercial regulatory zones and
the less intense Rural regulatory zones. Both before and after the requested amendments the
subject site would have relatively good compatibility with the properties on two sides and
relatively poor compatability with the properties on the other two sides. This provides no clear
basis for a recommendation of either approval or denial. This analysis does, however, support
the supposition that the proposed change would not adversely impact the public health, safeg
or welfare, when compared to the existing situation. lf the Master Plan Amendment and
Regulatory Zone Amendment, cunently under consideration for the parcel directly to the west
are approved, the compatibilig on that side would be improved.

Chanse of Conditions

Adjacent to the northem end of the property is the Donovan Ranch Subdivision. Although that
property is zoned Low Density Suburban (1 dwelling uniUacre), it is being developed as a
common open space subdivision with most lots approximately 1/3-acre in size - comparable to
what is generally found in Medium Densig Suburban regulatory zones.

ln addition, with the local economy improving, the demand for single-family dwellings in our
region has been increasing. lt is anticipated that grouuth will occur in areas like the Spanish

Springs Suburban Character Management Area, which is the designated growth area for the
Spanish Springs Valley.

Desired Pattern of Growth

This property is situated just off of Pyramid Highway and within the Spanish Springs Suburban

Character Management Area (SCMA), vuhich is the designated grovuth area for the Spanish

Springs Valley. The Spanish Springs Area Plan states that "a distinct suburban core is, and will
continue to be, concentrated along Pyramid Highway,' with that suburban core including 'a
broad mix of non-residential uses together with residential densities of up to three dwelling units
per acre.'

Services and Facilities

Water and Sewer: The subject parcel is located within the Truckee Meadows Service Area
(TMSA). The TMSA is the area designated by the Truckee Meadows Regional Plan as being

served by municipal-type services such as community water and sewer. The Truckee Meadows

WaterAuthority OMWA) is designated as the potable water service provider but it would require

annexation to TMWAs water service tenitory prior to service. Sanitary sewer service within the
unincorporated Washoe County areas of Spanish Springs is provided by Washoe County.

Communig sewer seMce would be provided by Washoe County Communi$ Services

Department. Under a 2005 agreement with the City of Sparks, conveyance and ultimately

heatment of waste water is performed at the Truckee Meadows Water Reclamation Facility

been utilized so there is cunently adequate sewer capacity available for the maximum allowed
density on the property if the request is approved.

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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A number of goals and policies within the Spanish Springs Area Plan govem water supply
(SS.12.1 and SS.12.2), water service (SS.15.1, SS.15.2 and SS.15.3), and wastewater
(SS.16.1). Compliance with these policies will be required at the time a specific development
proposa! is brought forward, ff approval of this amendment is granted.

Communitv Services: The Truckee Meadows Fire Protection District has a station near La
Posada and Pyramid Highway. Northem Nevada Medical Center and Renown Urgent Care are
the nearest health care facilities.

The subject parcel is cunently zoned for Alyce Taylor Elementary, Shaw Middle, and Spanish
Springs High schools. The Washoe County School District WCSD) has indicated that Alyce
Taylor Elementary is cunently at 957o capacity, Shaw Middle is at g4% capacity, and Spanish
Springs High is at 107o/o capacity. The School District has stated that future residential
development in the area may require some students to be assigned to the nearest WCSD
school with available capacity.

Nearby public parks include Sky Ranch, Gator Swamp and Eagle Canyon. The Spanish Springs
Public Library is on Pyramid Highway.

Traffg: The submitted traffic impact study analyzed the impact of the project on the intersection
of Pyramid Highway at Calle de la Plata, and stated that this intersection cunently operates at a
Level of Service (LOS) F during moming and aftemoon peak hours. This level of service
indicates delays averaging about 50 seconds during those peak hours. The study indicates that
"the number of trips generated by the proposed residential use is a decrease from the number
of trips proposed with the cunent mixed use zoning.' The study further states that the proposed
residential use would generate up to 42o/o fewer trips than what might be generated by the
existing zoning.

Both the Nevada Department of Transportation (NDOT) and the Regional Transportation
Commission (RTC) have reviewed the request. NDOT indicated that the proposed project, when
reviewed in conjunction with the separate and similar proposed Blackstone Estates proposalto
the west, may wanant the installation of a traffic signal at Pyramid Highway and Calle de la
Plata. RTC indieted that the potential increase in densig posed by the Sugarloaf Ranch
Estates project may not wanant a traffic signal at that intersection on its own, but that a signal
may be wananted when considered in conjunction with other proposals in the area. Either way,
both NDOT and RTC indicated that street improvements would tikely be required with future
development on the subject propefi.

Washoe County Traffic Engineer, Clara Lawson, has reviewed both of the adjacent requests
and provided the following:

Both the Blackstone Esfafes and Sugarloaf Ranch haye access to Pyramid
Highway through Calle de la Plata. Traffic analysis for both projects repoft that
the intersection operates at a Levelof Seruice of F. This level of seruice is based
pimaily on the delay of the side sfreef, Calle De La Plata to make a left or
through traffic movement. Prior to approval of a subdivision a traffic analysis will
be required which will include the above intersection with and without the project"
plus the 10 year forecast with and without the project. When additional analysis is
brought in the timing a traffrc signal can befter be estimated. NDOT approval will
also be required pior to the installation of a traffic signal. NDOT typically requires

Master Plan Amendment Case Nurnber MPA15-004 & Regutatory Zone Amendment Case Number RZA15-005
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traffic signal wanants to be met prior to installation and not in anticipation of
future growth.

A Regional Road lmpact Fee, RRIF, is required for all new development in the
area. The Capital lmprovement Plan, ClP, upon which the RRIF is base4 needs
to be updated af /east every three years. The Nofth Seruice area CIP has
budgeted for 5 intersectrbns af a cosf of $1,000,000 each. The locations of these
will be determined by the greafest need in the area.

Consistencv with Washoe Countv Master Plan

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

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

GoalThree: The majority of growth and development occurc 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 (SCIvlAs) within the Area
Plans as well as to growth areas delineated within the Truckee Meadows
Service Area (TMSA).

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

Policy LUT.3.3 Single family detached residential development shall be limited to a maximum
of five (5) dwelling units per acre.

Policy LUT.3.5 Area Plans shall identify adequate land, in locations that support the regional
form and pattem, 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, LUT.3.3 and LUT.3.5) The sublect property rs

located withrn the Spanrsh Spnngs SCMA and wrthrn the Truckee Meadows Servrce Area whrch
has avarlable rnfrastructure and access The proposed densrty of 3 dwellrng unrts per acre rs
wrthrn poltcy levels The ma1orrty of the property rs consrdered unconstrarned and surtable for
development

POPULATION ELEMENT - Volume One of the Washoe County Master Plan

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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GoalThree: Plan for a balanced development pattern that includes employment and
housing opportunities, public services and opon spaces.

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

Goal Five: Development occurs where infrastruc,ture is available.

Staff Comment (Goals Three. Four and Five): The proposed amendments will allow for
tncreased restdential opportunitres with nearby employment opportunrtres rn the Spanrsh
Spnngs plannrng area Pubhc servrces, facrlrtres, and rnfrastructure are available TMWA is the
water purveyor and Washoe County rs the sanitary sewer service provider for the subject area.
Washoe County Engineering and Capital Projects has advrsed that rf thrs request is approved,
adequate sewer capacrty wrll be avarlable for the maxtmum allowed densrty on the property.
Prtmary streets and hrghways used to access the sublect site wrll be Pyramrd Highway and
Calle de la Plata At the ttme of development the approprrate water rrghts would need to be
dedtcated and impact fees pard Dependrng on the type of development proposed, street
rmprovements may also be required

Spanish Sprinos Area Plan

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

Vision and Character Management

Land Use

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

Policy SS.1.2 The Policy Growth Level for the Spanish Springs Suburban Character
Management Area is 1,500 new residential units of land use capacity. Land
use intensifications will not add more than 1,500 new units of Land Use
Capacity through 2025. fhe Washoe County Department of Community
Development will be responsible for tracking increasing land use potential to
ensure this growth level is not exceeded.

Staff Comment The proposed master plan and regulatory zone amendment requests would
create the potenttal for 119 dwellrng unrts lf thrs request is approved there would strll be over
1 000 restdenttal unrts of capacrty remarnrng from the 1 500 resrdentral unrt growth cap tn
Spanrsh Spnngs There are three amendments to the Spanrsh Sprrngs Area Plan berng
consrdered at the present lf all are decrded rn sucl-r a manner as to maxrmrze densrty there
would be 1086 dwellrng unrts of densrty rematntng underthe polrcy growth cap

Policy SS.l.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).

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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c. Medium Density Suburban (MDS - Three units per acre).

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

e. Neighborhood Commercial/ffice (NC).

f. General Commercial (GC) - GC limited to the areas designated GC prior
to August 17,20C/..

g. lndustrial (l).

h. Public/Semi-Public Facilities (PSP).

i. Parks and Recreation (PR).

j. General Rural(GR).

k. Open Space (OS).

Staff Conlment: The requested regulatory zone of Medrum Dens(y Suburban compltes wrth thrs
pohcy

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

Staff Comment: The frndrngs requrred rn the Plan Marntenance sectron are lrsted and
drscussed later tn thrs report under "Staff Comments on Requrred Frndrngs for Master Plan
Amendment

Transportation

GoalThree: The regional and local transportation system in the Spanish Springs
planning area will be a safe, efficient, multi-modal system providing
significant connections to the greater region, and access to
commercial services, public lands and employment opportunities in
the community. The system will contribute to the preservation and
implementation of the community character as described in the
Spanish Springs Vision and Character Statement

Washoe County's policy level of service (LOS) for local transportation
facilities in the Spanish Springs planning area is LOS "C.'

Washoe County will strongly advocate the prioritization of improvements to
Pyramid Highway and qualified regional roads and arterials within the
boundaries of this area plan in the Regional Transportation lmprovement
Program in order to achieve and maintain established levels of service.

Staff Comment: Overall potential traffrc rmpacts are antrcrpated to be lower with a fVledrum

Densrty Suburban resrdentral zonrng desrgnatron rn comparson to the current zonrng mrx that

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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contatns Netghborhood Contmerctal and lndustrral A detarled traffic rmpact analysis rs tncluded
wtth the attached applrcatron 'Ihe Regronal Transportatron Commrssron and Nevada
Department of Transportatton are antrcrpated to provrde condrtrons of approval requrrrng road
lrnprovements to mtttgate pritentral tralfrc rmpacts posed by a development at the time of specrtrc
prolect submrttalto the County

Plan Maintenance

Plan Maintenance

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.

Policies

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

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

Staff Comment: The Character Statement rncludes 'A drstrnct suburban core ts, and wrll
conttnue to be, concentrated along Pyramrd Hrghway Thrs suburban core rncludes a broad mrx

of non-resrdenttal uses together with resrdentral densrtres of up to three dwelhng units per acre.
These suburban land uses are located predomrnately but not exclusrvely on the west srde of
Pyrantrd Htghway " The requested Suburban desrgnatrons are wrthin the rdentifred suburban
core

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

Staff Comment Polrcy SS1 2 allows rntensrfrcatron of zonrng to altow 1500 new dwellrng unrts
tn the Suburban Character Management Area (SCMA) The proposed change does not have
the poterrttal to exceed that hmrt Polrcy SS1 3 allows the Medlum Densrty Suburban regulatory
zone rn the SCMA the Suburban Resrdentral Master Plan Category requested by the applrcant
rs consrstent wrth that potenttal densrty

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

Staff Comment Eventural development of the sublect srte wrll comply wrth all applicable safety
and health regulatrorrs

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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SS.17.2 ln order for the Washoe County Planning Commission to recommend approval
of any amendment involving a change of land use, the following findings must
be made:

a. A feasibility study has been conducted, commissioned and paid for by the
applicant, relative to municipal water, sewer and storm water that clearly
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 The feasibrlity study rs rncluded wrth the MPA applrcatron and rncludes the
concluston that, "the ftndtngs rncluded rn thrs lnfrastructure Feasrbrlrty Repofi support the
requrrements of the Area wrth respect to a Master Ptan Amendment

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 traffrc analysrs rs rncluded wrth the MPA applrcatron and rncludes the

conclusron that the rntersectron of Calle De La Plata and Pyramrd Hrghway currently operates at

a level of servrce (LOS) of "F" and wrll contrnue to do so rf the proposed changes are approved
The report also recomnrends that a traffrc srgnal be rnstalled at that rntersectron The traffrc
report compares the current proposal wrth a prevrous proposal that called for 360 multr-family

dwellrng unrts The current proposal rs antrcrpated to generate 45 to 50% less vehrcle tnps than

the prevrous proposal and the prevrous proposalwas calculated to generate approxrmately 5000
fewer vehrcle trrps per day than would be expected rf the area were bullt out accordrng to rts

current Commerctal and lndustrral zones

c. For commercial and industrial land use intensifications, the overall percentage

of commercial and industrial regulatory zone acreage will not exceed 9.86
percent of the Suburban Character Management Area.

Staff Comment The current request does not propose any commercral or rndustrral land use

rntensrfrcatrons

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.

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15{06
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Staff Comment The current proposal will not rncrease the nunrber of allowed dwelhng unrts rn
excess of that allowed by Pohcy SS 1 2

e. !f the proposed intensification will result in a drop below the established policy
level of service for transportation (as established by the Regional
Transportation Commission and Washoe County) within the Spanish Springs
Hydrographic Basin, the necessary improvements required to maintain the
established level of service are scheduled in either the Washoe County Capital
lmprovements Program or Regional Transportation lmprovement Program
within three years of approval of the intensification. For impacts to regional
roads, this finding may be waived by the Washoe County Planning Commission
upon wriften request from the Regional Transportation Commission.

Staff Comment The tntersectron of Calle De La Plata and Pyramrd Hrghway currently operates
at a level of servtce (LOS) of 'F" and wrll contrnue to Co so rf the proposed changes are
approved

Staff Comment
be expected f
desrgnatrons

g.

Staff Comment
SS12

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

The current proposal ts antrc.rpated to generate fewer vehicle trrps than would
the area were built out accordrng to rts current Commercral and lndustrral

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 SS.1.2.

The proposed changes are wrthrn the pohcy growth level established by Pohcy

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

Staff Comment lnformatton recerved frorn the Washoe County School Drstrrct rndrcates that
Altce Taylor Elementary School rs currently al94o/o of capacrty and that wrth fLrll burld-or-rt of the
potentral densrty that rt would be at 101%
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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 othenrvise to continue operation of its permitted activities.

Staff Comment. No spectal use permrts wrll be rmpacted by the proposed change in land use

ss.17.3 For proposals to establish or intensify commercial land uses, a market
analysis has been conducted that clearly establishes a community serving
trade area, provides convincing evidence of a need to increase the inventory
of community-serving commercial land use opportunities, and demonstrates
no negative impact on the qualitative jobs/housing balance in the Spanish
Springs planning area (i.e. the relationship between anticipated employment
typesArages and housing costs).

The applrcant rs not seekrng to establrsh or rntensrfy comnrercral land uses

For any amendment that proposes to alter the Spanish Springs Vision or
Character Statement, the Department of Community Development has
conducted a series of community visioning workshops with the Spanish
Springs Citizen Advisory Board (CAB), and the results of that process,
including any CAB and staff recommendations, have been included and
discussed in the staff analysis of the proposed amendment.

Staff Comment. The applrcant rs not seekrng to amend the Spanrsh Sprrngs Vrsron or
Character Statement of the Area Plan but rather rs seekrng addrtronal suburban zontng wrthrn

the Suburban Character Management Area

ss.17.5 Except as modified by SS.17 .5.1, for any amendment that proposes to expand
the Suburban Character Management Area into the Rural Character
Management Area and/or to revise the Character Statement, the Department
of Community Development has conducted a series of community visioning
workshops with the Spanish Springs Citizen Advisory Board (CAB) and the
results of that process, including any CAB and staff recommendations, have
been included and discussed in the staff analysis of the proposed amendment;
and a proposed land use change accompanies the boundary change
proposal, and the land use proposal meets all of the applicable policies of the
Spanish Springs Area Plan.

The apphcant rs not seekrng to expand the Suburban Character ManagementStaff Comment
Area

SS.17.5.1When the Truckee Meadows Regional Planning Governing Board has

approved an amendment to the Truckee Meadows Service Area (TMSA)

regarding land that is located partially or wholly in the Rural Character

Master Plan Amendment Case Number MPA15-0M & Regulatory Zone Amendment Case Number RZA15-006
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Management Area, and which land is contiguous to the boundaries of the
Suburban Character Management Area, that Suburban Character
Management Area may be considered for expansion within the TMSA and
without the visioning workshops described in SS.17.5 above so long as any
such expansion is based on the following, and publically evaluated:

a, The effect on services of a possible increase in residential development
potential; and

b. The effect on services of a possible increase in commercial/industrial
development potential.

Staff Comment The land rs not wrthrn the Rural Character Management Area.

SS.17.6 As a non-municipal airport, the Spanish Springs Airport (SSA) is an existing
use as of the adoption of the plan. The legal and future use of the SSA shall
be determined through an amendment of the plan depending on the resolution
of all code enforcement violations existing prior to 2005.

Staff Comment The proposed change has no effect upon the Spanrsh Sprrngs Arrport. whrch rs
located approxrmately two mrles west of the prolect srte

SS.17.7 The Department of Community Development will provide the Planning
Commission with a status report on the implementation of this plan no later
than 18 months from the date of final adoption.

Staff Comment The proposed change rs nol r,.lated to the status report on tmplernentatron of
the plan, so thrs policy rs not apphcable

Development Suitabilitv within the Spanish Sprinss Area Plan

The Spanish Springs Development Suitability Map, which is part of the Spanish Springs Area
Plan, identifies the southern third of the subject parcel as being located within a 1olo FEMA
Flood Hazard area. However, Washoe County Engineering staff have indicated that more recent
improvements to drainage in the general vicinity have removed that constraint. They have
indicated that only a small portion of the southeast corner of the parcel is now designated as
being in a flood zone. The Development Suitability Map identifies the remainder of the property
as being "unconstrained.'

Neiohborhood Meetinq

ln accordance with the provisions of NRS 278.210.2, the applicant is required to conduct a
neighborhood meeting prior to a Master Plan Amendment being scheduled before the Planning
Commission. The proposed Master Plan Amendment and related Regulatory Zone Amendment
were discussed at the regularly-scheduled Spanish Springs Citizen Advisory Board (CAB)
meeting of November 4,2015.

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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NRS 278.210 requires the neighborhood meeting be noticed to a minimum of 30 separate
property owners within a 750 foot radius nearest he area to which the proposed amendment
pertains. The appllcant mailed out 40 neighborhood meeting ngtices to property owners of 55
parcels within 750 feet of he subject parcel. This is the required-noticing distance for this type of
applietion.

Approximately 20 residents were in attendance, in addition to Washoe County staff and the
applicant's representative. Exhibit F contains the memo summarizing the meeting.

At the CAB Meeting, the applicant made a brief presentation outlining the requested
amendments. Concerns expressed by those in attendance include:

o Trafiic impacts at the intersection of Calle de la Plata and Pyramid Highway including
whether or not a trafiic signalwill be able to be constructed.

o Sufficiency and type of water rights required and whether lndividual domestic wells in the
area would be impacted.

. Whether or not the Character Statement in the Spanish Springs Area Plan allows a
density of three dwellings to the acre on the east side of Pyramid Highway, or whether
residential density is limited to one dwelling per acre in that area. The Character
Statement reads (in relevant part) as follows:

A distinct suburban core is, and will continue to be, concentrated along
Pyramid Highway. This suburban core includes a broad mix of non-residential
uses fogether with residentialdensffies of up to three dwelling units per acre.
Ihese suburban land uses are located predominately, but not exclusively, on
the west side of Pyramid Highway. Outside the suburban core, a transition to
a more rural character occurs. This transition occurs most rapidly in the west
as elevation increases along the westem s/opes of the Spanish Spnngs
Valley. To the nofth and east, the transition to rural sfrefches out into the
valley and includes lower density, subuhan residential oppoftunities (one- to
fiv*acre parcels). The area outside the suburban core and transition area is
predominately of a rural character with rural residential densifrbs (five plus
acre parcels) and agricuftural land uses. Aggregate mining is a significant
component of the local landscape and is found in both the suburban and rural
areas. To the south is the heavily suburbanized nofthem portion of the City ot
Sparks

The suburban core, together with the transition zone, will be Rnown as fhe
Suburban Character Management Area (SCMA). This area will contaln all
commercial land use desrgnations and residential densities greater than one
unit per ten acres. The Suburban Character Management Area will be the
designated grovtth area in fhe Spanish Sprhgs Valley.

o Sufficiency of other civic services such as fire protection, emergency medical services,
sewer, and schools.

o Compatibility of the proposed density of three dwellings per acre with existing residential
development, particularly in terms of orural' lifestyle choices and possible impacts
associated with livestock.

o Approval of the project may set a precedent for more land on the east side of Pyramid
Highway to be zoned for three dwellings to the acre.
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The CAB voted to recommend denial of both the Master Plan Amendment and Regutatory Zone
Amendment, citing concems overthe change to the character of the area, oonoeml regaiding
traffic and provision of services and lack of transitional zoning between more and less intensJ
zoning designations

Public Hearinq 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 218.26O, 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 coun$, at least 10 days before the day of the
,public hearing. NRS requires a minimum of 30 separate property owners be noticed within a75O
foot radius of the subject parcelto which the proposed amendment pertains.

Per Washoe County Code Sections 110.820.20(b) and 110.821.20, 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 Assessofs 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 ptan
Amendments and 821 Amendment of Regulatory Zone.

40 property owners of 55 parcels 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 December 1,2015. See Exhibit
E for a copy of the noticing map. A legal ad was also placed in the Reno Gazette-Joumal for
publication on November 20,2015.

Aoencv Comments

The proposed amendment was submitted to the following agencies for review and comment.

o Washoe County Community Services Department
o Engineering and capital Projects (including Roads, sewer and rraffic)
o Parks and Open Space
o Planning and Development
o Utilities

. Washoe County Health District
o Air Quality
o Emergency Medical Services
o Environmental Health Services
o Vector-Borne Diseases

. Truckee Meadows Fire Protection District

. Washoe County Sheriffs ffice

. Washoe County School District

. Regional Transportation Commission
o State of Nevada

o Division of Environmental Protection

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA1S-006
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o Division of Forestry - Endangered Species
o Division of State Parks
o Department of Transportation
o Division of Water Resources
o Department of Wildlife

. City of Sparks - Community Services Department
o Truckee Meadows Regional Planning
o Washoe-Storey Conservation District
o Truckee Meadows Water Authority
. NV Energy

Comments (included at Exhibit l) were received from:

o Nevada Department of Transportation offered comments on coordination and upgrades
that may be required for future development affecting Pyramid Highway and Calle de la
Plata Drive.

Gontact: An ita Lyda y, 7 7 5.834.8320, alydeyl@ d ot. s ta te. n v_.ttg

r Reqional Transportation Commission (RTC) offered technical comments related to
Pyramid Highway and Calle de la Plata Drive capacity, access standards, and future
anticipated upgrades. RTC noted that traffic signalwarrants are not met.

Contact: Debra Goodwin, 775.335. 1 91 8, d qoodw:in(@rtcwa s hoe. corn

o Washoe Countv School District offered comments on cunent and future capacity at three
schools for which the subject parcel is zoned. Comments were included on requirements
that may be placed on future development.

Contact: Mike Boster, 775.789.3810, mboster@washoeschools.net

o Truckee Meadows Fire Protection District offered a number of fire safety conditions that
would be applied to future development.

Gontact: Amy Ray, 775.326.6005, aray@tmfpd.us

o Washoe Countv Enqineerino and Caoital Proiects provided a statement that there are no
comments or conditions from a Roads perspective.

Contact: Kim ble Corbridge, 77 5.328.204{, kcorbri dse@was h oeco u ntv. us

o Washoe Countv Enoineerino and Capital Proiects provided comments that there is a
potentialfor significant off-site sewer improvements to connect to existing infrastructure to
serve new development.

Contact: Timothy Simpson, 77 5.328.2041, ts im pson@was h oecou ntv. us

. Washoe-Storev Conservation District offered comments on drainage, flooding and water
rights that would be addressed during future development.

Contact: Kevin J. Roukey, 775.425.1209, kevinir 51@att.net
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Staff Comments on Reouired Findinss for lUlaster Plan Amendment

For a Master Plan Amendment to be adopted, Washoe County Code Section 110.820.15(d)
requires the Planning Commission make all required findings contained in the area plan
governing the property subject of the Master Plan amendment. lt must also make at leasl three
of the following five findings of fact. lf a military installation is required to be notiEffi:rn-
additionalfinding related to the installation must also be made.

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

Staff Crsmment There are no po/rcres or actton progratns of lhe Sparrrs/r Sprngs Area
Plarr that prohhl approval of the proposed chanqe rn Master Plan Category

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

SIOlI}pulletl llte prr-4irl5scl atnendmenl wril provrcle for iarrclr/-se5 66r,ratble wftlt
l/re errsling itcljacent /an,:/ uses, partculartv, to the noftlt a,rrl ea.s/

3. Response to Chanoe 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 Conmeti Thrs ltroposal sutrtporTs orowth wttltrn the TMSA ancl the Spanrsh
Sprrrlgs Suburban Cltitracter Mattaglerrteril Area. tne plarnecl growtlr atea for tlrc
Spartrsh Sprngs Valley Developrnent to the trorlh atrd norttreast of the proLterly has
a/so tes./lfed m suittlrvrr;ton lots c/crse lo 1/3-ar;re ut sze. wltrch is contparable to the
ltroposed Medtunt Denstty'Suburhatr tegttlatoty zone that rs .liso paft of the prcynsecl
Suburban Residentra/ rnaster plarr category

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

Staft Cotnntert TMWA ,tncl Wasl toe Cortttty ate ttre se/v/ce provrclers for corntnunrty
water atrd set{/e, rn tlir:; area As detailecl nr Exhrbrl I TMWA has denitfrecl facilfty
ilItproventent ctptrcns lr; serye the suh7ec/ parcel Washoe County EnErrcenng and
Captal Prqerls has a/so rtrclrcatecl that a,lequale sernrer capacfiy wrll be available for
the trtaxmttttn allowed detrsrty on ttte pro;tefly i the reqLrcsl rs approvecl Truckee
Meactows Fre Protectrort Drstnct is tht, ftre protectron se/v/ce provrcler AStpropnate
transporlatton ttnptovenicrrls wottld need to l'se unplentettted by the applrcaril at the
trrne of future develaptmert i tt vtas approl ed

Desired Pattern of Growth. The proposed amendment promotes the desired pattern for the
orderly physical groMh 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.

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-OO6
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Staff Conttnett The proposed amendttteri wrll further tntplernett the desrrecl pattenl
of growth. partrcularly as slaler/ rtr tlte Sptatush Sprrngs Area Plan Character Slafernenf
wttrch reads ut part "A clrstrtct subttrbatr c.,/e /s. atuJ vutll cot rtlrtte ta be, concr:tftratecl
along Pyarnrl Hryhway Thts sttlsurban core ttrcludes a brcarl rnx of nort-restrlenttal
uses fogeflrcr wtlt resrdential dertsrfres of up to three dwellntg unrts pet aue Thease
sttburban /anduses are located predotrtnalely hut not exclusrvely, on the west stde of
pS,ranrtd Htghway " The current request rs to establrch additonal sLthurbatl zotlttlg
wtthttt the dentfrcd suburbart core

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

Staff Comntent. There are no nulftary nstallattons wtthtn the reqwrerl notrcmg drsfance
lo the sublect prapefty and therefore lhls ftndtng rs not apphcable

Soanish Sorinos Area Plan Findinosfor Master Plan Amendmefi

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

The amendment willfurther implement and preserve the Vision and Characler
Statement.

Staff Comment The Characler Slalerneril urclucles. A drslmci sttburban core rs, and
wrll contmue to be cottcentratecl along Pyranucl Hrghway Thts subutban core rrroludes
a broad mtx of non-residenlial uses logether willt resrdetttal densftrcs of u;r to three
dwelhng unfts per acre fhese suburban /and uses are localed predorrtnately. but trot
exclusvdy on the wesl srde of Pyramtd Htglrwav

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

Staff Comntent Polrcy SS7 2 addresses ntensrfrcatton of zontng to allow 1SaA new'
dwelling utttts rn the Suburban Chatacter Managenrcnl Area (SCMA) The proposed
change does nol have the potentnl fo eyceed that lunrt Poltcy SS7 3 allows the
Medrurrt Derrsrty Suburbatr regulatory zone tt) the SCMA The Suburban Restdetttal
Master Plan Category reqltested by the appltcanl rs consrstent wth that potenttal
dertsrty as rs l/re requested Regulatory Zorrc

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

Staff Corntttenl Eventual clevelopvnent of the sufuect sle will r.ornply wrth all apyshcable
safety and healtlt regulatrcns

Staff Comments on Required Findinqs for ReEulatorv Zone Amendment

Washoe County Code Section 110.821.15(d) requires that all of the following findings be made
to the satisfaction of the Washoe County Planning Commission before recommending adoption
to the Board of County Commissioners. Staff has completed an analysis of the Regulatory Zone

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-005
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Amendment application and has determined that the proposal is in compliance with the required
findings as follows.

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

Staff CantnteJtt The proposed arnendment c/oes not confhct wrtlt the pohaes arrd
acttort programs of the Master Plan as detaied trt thts staff repod

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.

Staff Commettt. The proposed amettchitents n,ill furlher tmplement arrc) presetve
lhe Spanrsh Spnrrgs Area Plan Vrcton and Characfer Statemert. whrch promotes
att area of ntued /and uses (zorttttg) artd a tanqe of entploynrcnt oppotlunftres
fhe proposetl amendntettl-s cortfonn to alt apphc:able polr:res o[ the Spranrsh

Spnrrgs Area Plan arxl tlrc Washoe County Master Plan as proviclecl earlrcr n th,s
repotl Tlte proposecl antenclnretits tvill trot result n a cotrfltct vtrtlt the publtcs
healtlt safety or welfare

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

Staff Comntenl fhrs proytosal sultstorls growtlt vtttltttt the TMSA and the Spanr.sh
Spnngs Suburban Character Management Area the plannecl grovfih area for the
Sparrsh -Spnrrqs V alley

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

Staff Cornment TMWA artd Washoe Couttty are the seNrce y.trovrders for

corntrtutttty water and serve/ tn tltts area As delailed n Exlttbrt P(1) TMWA has
rclerrtiterl faaliy nnptovetnent optrons lo serve the sublect parcel Washoe County
Engneeilry ancl Catrtilal Propc;ls has a/so rtrclrcated lhat aclequate sewer capacty
wll be avatlalile for tlte tna\tnlLutl allowed den-srly on the propefty f tlte request rs

approved Truckee Meaclows F-tre Ptotectton Dtstnct r-s t/re frre protectton sen/,rce
provder Appropnte hatrsporlattoti tntproverrrenls woulct neecl to he tmplenrented
by the applrcant at the lrrne of fLrture clevelctpntent tf i was aStproved

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.

Master Plan Amendment Case Number MPA15{04 & Regulatory Zone Amendment Case Number RZA15-006
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Staff Comtnent Tlte proposecl amet)dtrrenl rioes not cotrfltct vttth the polrcrcs ancl
actrcn pragrants of the Master Plarr as detaied rn thrc staff report

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.

Staff Comment. The proposed amendnreril wtll fufther mplement the desired
pattent of growth, parlrcularly as slatetl rn the Spranrsh Spnngs Area plan

Character Statement whrch reads n paft 'A cltsttrtct suburbatt core /s. and wilt
conttnue to be. concentrated along Pyramd Hghway Thrs suburban core includes
a broad mix of non-restdenfual uses together wfth restdertral clertsftrcs of up to three
dwellng unfts trter acre " The current request rs lo estab/rch actdttional suhurban
zonng wthttt the dentlied suburban core

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

Staff Comment. There are trc rniitary rnsfa//afrons wrthtn the requned notrctng
distattce to the sublect property and therefore thrs findtrtg is nol apphcable

Staff Comment on Soanish Sorinos Area Plan Findinos for Reoulatoru Zone Amendment

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

a. A feasibility study has been conducted, commissioned and paid for by the applicant,
relative to municipal water, sewer and storm water that clearly 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
resouroe 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 The applrcaril has provded a study by WooclRodgers whtch tnclrcates
intprovetneltts llecessary for provtstotl of servrces ancl that the mprovemenls are tn
subsfanfta/ contpltarrce wfth existrng facilitres and tlrc Sparrrsh Sprngs resource plan

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 maintainlachieve 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 traffrc analysts ts Strovrclecl wrlh the apptrcattott anct tnclucles the
conclusron that the ntersectrcn of Pyrarntd Httlhway ancl Calle de la Plata currertly
operates at a level of servrce (LOS) F, both before arrtl after the additrcn of traffrc

Master Plan Amendment Case Number MPA15{04 & Regulatory Zone Amendment Case Number RZA15-006
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attrctpated to he procluced bv tlte larrcl use dtange flrc lraffic reporl recornmends
constructrc;n of a baffit; srgtta/ at tlrc trrtersectur of Pyramrcl Hrglway ancl Calle cle la
Plata

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 Comnrcnt The current poposal rs rtol for a commeraal or ndustrtal land use
interrsification and rc therefore not apphcabte

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 Contment. The proposed regulatory zot)e will not exceed Washoe Courtty's
ltolrcy growth level for Spanish Spnngs Were the yopct to be approved over 1000
resrdenbal urts would str// be at,ailable wilttrr tlie 1500-urtft poltcyt grovvth cap

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

Staff Contment A haffrc analysrs rs provded wilh the application and tncludes the
conclrtsrcn lhat the nlersectnn of Pyrarnrcl Hgltway and Calle cte la Plata currently
operafes at a level of serurce (LOS) F. both before ancl aftu the additon of traffic
antrctpated to be produced by the land use change.

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

Staff Comntent Accor,Ttng lo the fuaffrc study subntitett by the applrcant, tlrc current
proposal rc antrcrpated to gerrerate fewer veltrcle tnps than woulcl be expected i the
area were burlt out accorclnry to is aurent Cornnteraal and lndustnal zotltlg
r/eslgnallons

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 SS.1.2.

Staff Comntent The proposed changes are wtltm the poltcy growlh tevet establrched
by Pohcy SS 7 2 of 1 500 addttonal dwellnry unrts ctf densrty

lf the proposed intensification results in existing facilities exceeding design capacity and
compromises the Washoe County School District's ability to implement the neighborhood

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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school philosophy for elementary facilities, then there must be a current capital
improvement plan or rezoning plan in place that would enable the District to absorb the
additional enrollment. This finding may be waived by the Washoe County Planning
Commission upon request of the Washoe County Board of Trustees.

Staff Contntent The Washoe CoLttrty Schoo/ Drctnct (WCSD) has rnclrcatect that i
future restdential development on the property were to result tn sludenl capaciy benry
exceeded at zonecl scltoo/s then some studerils rnay be assrgrred to the nearesl
WCSD schoolwfth available capacfty

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 othenvise to continue
operation of its permitted activities.

Staff Contment No speaal u-se permrfs tvtll be tntpactecl Lty the Strctposed change ut
/alrd trse

Recommendation

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

(1) Adopt an amendment to the Spanish Springs Master Plan Map, changing the Master
Plan Category from a mix of, lndustrial (l) and Commercial (C) to Suburban Residential
(SR) on the subject t39.&4 acre parcel (APN: 53/'-562-07). Possible action to approve
a resolution adopting an amendment to the Spanish Springs Master Plan Map; and

(21 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 a mix of Open Space (OS), lndustrial (l) and Neighborhood
Commercial (NC) to Medium Density Suburban (MDS) on the subject parcel (APN:
5U-562.07). Approve a resolution adopting an amendment to the Spanish Springs
Regulatory Zone Map; and

(3) lf the resolutions adopting the Master Plan amendments 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 text.

(4) lt is further recommended that the Chair be authorized to sign Resolutions Numbers
15-26 and 15-27 on behalf of the Planning Commission.

Possible Motion for Master Plan Amendment

I move that after giving reasoned consideration to the information contained in the staff
report and information received during the public hearing, the Planning Commission adopt
the resolution contained in Attachment A of this staff report to amend the Master Plan as set
forth in Master Plan Amendment Case Number MPA15-004 having made the following three
findings in accordance with Washoe County Code Section 110.820.15(d) and the findings

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-006
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required by Spanish Springs Area Plan Policy SS.17.1. lfurther move to certify the
resolution and the proposed Master Plan Amendment in MPA15-004 as set forth in this staff
report for submission to the Washoe County Board of County Commissioners and authorize
the chair to sign the resolution on behalf of the Planning Commission.

Washoe County Development Code Sec[Ion 110.820.15(q Master Plan Anendment
Findings

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

2. Comoatible Land Uses. The proposed amendment will provide for land uses
compatible with (existing or planned) adjacent /and useg and will not adversely
impactthe public health, safety orwelfare.

3. Desired Pattem of Grovfth. The proposed amendment will promote the desired
pattem for the orderly physicat grovrth of the County and guides development of the
Coun$ based on the projected population grovvth with the least amount of natural
resource impairment and the efficient expenditure of funds for public seryices.

Spanish Sprhgs Area Plan Findings - Policy SS.17.1 (a part of the Master Plan)

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

b. The amendment conforms to all applicable policies of the Spaa.sh Spnhgs Area Plan
and the Washoe County Master Plan.

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

Possible Motion foi Resulatorv Zone Arnendment

I move that after giving reasoned consideration to the information contained in the staff
report and information received during the public hearing, the Planning Commission
adopt the resolution contained in Attachment B of this stafi report to recommend
adoption of the amendment to the Regulatory Zone as set forth in Regulatory Zone
Amendment Case Number RZA1$006 having made all of the following findings in
accordance with Washoe County Code Section 110.821.15(d) and the findings required
by Spanish Springs Area Plan Policy SS.17.2. lfurther move to certfy the resolution and
the proposed Regulatory Zone Amendment in RZA15-006 as set forth in this staff report
for submission to the Washoe County Board of County Commissioners and authorize
the chair to sign the resolution on behalf of the Planning Commission

Washoe County Development Code Section 110.821.15(d) Regulatory Zone
Amendment Findings

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

Master Plan Amendment Case Nurnber MPA15-004 & Regulatory ZoneAmendment Case Number RZA15-005
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2. Comoatible Land Uses. The proposed amendment will not result in land uses which
are in@mpatibb wrth @xisting or planned) adjacent /and uses, and will not adversely
impactthe public health, safety orwelfare.

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

4. Availabilitv of Facilities. Thare are or are planned to be adequate transpoftation,
recreation, utility and other facilities to accommodate the uses and densifr'es
permifted by the proposed 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.

6. Desired Pattem of Growth. The proposed amendment will promote the desired
pattem for the orderly physical grovtth of the County and guides development of the
Coun$ based on the pro,jected population grou,tth with the least amount of natural
resource impairment and the efficient expenditure of funds for public seryices.

Spanisfi Springs Area Plan Findings - PotirySS.l7.2 (a partof the Master Plan)

a. A feasibility study has been conducted, commissioned and paid for by the applicant,
relative to municipal water, sewer and storm water that clealy 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 Spnngs by the
Department of Water Resources. The Department of Water Resources will establish
and maintain the standards and methodologies forfhese feasibility sfudies.

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

d. For residential land use intensifications, the potential increase in residential units will
not exceed Washoe Coung's policy grovvth level for the Spanish Sprngs Area Plan,
as esfabf.shed in Policy SS.7.2.

e. lf the proposed intensification will result in a drop below the established policy level
of seruice for transpoftation (as esfab/ished by the Regional Transportation
Commission and Washoe County) within fhe Spanish Spnhgs Hydrographic Basin,
the necessary improvements required to maintain the established level of seruice are
scheduled in either the Washoe Coun$ Capital lmprovements Program or Regional
Transpoftation lmprovement Program within three years of approval of the
intensification. For impacts to regional roads, this finding may be waived by the
Washoe Coun$ Planning Commission upon written request from the Regional
Tran sp o ft ation Com mi ssion.

Master Plan Amendment Case Number MPA15-004 & Regulatory Zone Amendment Case Number RZA15-O05
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lf roadways impacted by the proposed intensifrcation are cunently operating below
adopted levels of seruice, the intensification will not require inftaitructure
improvements beyond those articulated in washoe county and Regional
transportation plans AND the necessary improvements are scheduled in either the
Washoe Coun$ Capital lmprovements Program or Regional Transportation
lmprovement Program within three years of approval of the intensification.

Washoe County will work to ensure that the long range plans of facilities providers
for transportation, water resourceg schools and parks reflect the policy growth level
esfablished in Policy SS.r.2.

lf the proposed intensification resufts in existing facilities exceeding design capactty
and compromises the Washoe County School Drsfncf's ability to implement the
neighborhood school philosophy for elementary facilities, flren there must be a
cunent capital improvement plan or rezoning plan in place that would enable the
Distict to absorb the addrtional enrollmenf. riis finding may be waived by the
Washoe Coun$ Planning Commission upon request of the Washoe County Board of
Irustees.

i. Any existing development in the Spanish Spnhgs planning area, the Sun Vatley
planning area, the Warm Sprhgs planning area, or the City of Sparkg which is
subiect to the conditions of a special use permit will not expeience undue hardship
in the abiltty to continue to comply with the conditions of the special use permit or
otherwise to continue operation of its permitted activities.

Apoeal Process

Planning Commission action will be effective 10 calendar days after the written decision is
signed by and filed with the Secretary to the Planning Commission and mailed to the originat
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 fited in writing with the Planning
and Development Division within 10 calendar days after the written decision is signed by and
filed with the Secretary to the Planning Commission and mailed to the original applicant.

xc:

Applicant:

Property Owner:

Consultant:

Lewis Roca Rothgerber, LLP, 50 West Liberty Street, Suite 410, Reno, NV
89501
Sugarloaf Peak, LLC, 2777 Northtowne Lane, Reno, NV 89512

Axion Engineering, LLC, 681 Edison Way, Reno, NV 89502

Master Plan Amendment Case Number MPA15{04 & Regulatory Zone Amendment Case Number RZA15{06
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RESOLUTION OF THE WASHOE COUNTY PLANNING COIUITSTSSION

ADOPTING AN AMENDMENT TO THE WASHOE COUNTY IUIASTER PLAN,
THE SPAN|SH SPR|NGS MASTER PLAN BtAp (MpAt5-004)

AND RECOMMENDING ITS ADOPTION TO THE BOARD OF COUNTY COMMISSIONERS

Resolution Number 15-26

Whereas Master Plan Amendment Case Number MPA15-004 (Sugarloaf Ranch Estates) came
before the Washoe County Planning Commission for a duly noticed public hearing on December
1,2015; 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 MPA15-004 as set
forth in NRS Chapter 278, Article 820 of Chapter 110 of Washoe County Code (Development
Code); and Spanish Springs Area Plan Policies SS.17.1 and SS.17.2

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

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

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

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

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

5. Desired 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 groMh with the least amount of natural resource impairment
and the efficient expenditure of funds for public services,
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Planning Commlssion Resolution 1 5-26
Meefing Date: December 1,2015
MPACaseNumben MPA1ffi04
Page2

Soanish Sprinos Area Plan Findinos:

6. Policv SS.17.1

7. Policv SS.17.2

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

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

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

b.

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

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

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

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

The intensification will not require infrastructure improvements beyond those
articulated in Washoe County and Regional transportation plans AND the
necessary improvements are scheduled in either the Washoe Coung Capital
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Planning Commission Resoluton 1 5-26
Meeting Datq December 1,2015
MPA Case Numben MPA15-0O4
Page 3

lmprovements Program or Regional Transportation lmprovement Program within
three years of approvalof 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 December 1, 2015

ATTEST: 
E couNTY PLANNING coMMlssloN

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

Attachment: Exhibit A - Spanish Springs Master Plan Map
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RESOLUTION OF THE WASHOE COUNW PLANNING COMMISSION

RECOTIIIIIIIEN DING ADOPTION OF REGULATORY ZON E AME NDMENT CAS E N U M BER
RZA15{06 AND THE AMENDED SPANISH SPRINGS REGULATORY ZONE MAP

Resolution Number 1 5-27

Whereas Regulatory Zone Amendment Case Number RZA15-006 (Sugarloaf Ranch Estates)
came before the Washoe County Planning Commission for a duly noticed public hearing on
December 1, 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 pnding adoption of the
proposed Master Plan Amendment (MPA15-004) 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 RZA15-006:

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

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

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

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

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

MPA1*004 & RZA15-006
EXHIBIT B



Planning Commission Resolution 15-27
Meeting Date: December 1,2015
RZA Case Number RZA1S006' Page2

6. Desired Pattem of Growth. The proposed amendment promotes the desired pattem for
the orderly physical grorrvth of the County and guides development of the County based
on the projec'ted population growth with the least amount of natural resource impairment
and the efficient expenditure of funds for public services; and

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

Now, therefore, be it resolved that the Washoe County Planning Commission does hereby
recommend adoption of Regulatory Zone Amendment Case Number RZA1S-OOO 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 December 1,2015

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

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

Attachment: Exhibit A - Spanish Springs Regulatory Zone Map
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Spanish Springs
Exhibit FCitizen Advisory Board

MEMORANDUM

To: Vaughn Hartung, Commissioner
From: Misty Moga, Administrative Recorder
Re: MPA15.{!O4 &RZAt5{Xl6 (Sugarloaf Ranch Estates
Date: October 12,2015

The following is a portion of the draft minutes of the Spanish Springs Citizen Advisory Board held on November 4,2015.

7. DEVELOPMEIIT PROJECIS-The project description provided below links to the application or visit the
Planning and Development Division website and select the Application Submittals page:

http ://www.washoecou nty. us/csd/planning_and_development
A. Master Plan Amendment Case Number MPA15-00,4 (Sugarloaf Ranch Estates) - Request for community
feedback, discussion and possible action to approve an amendment to the Washoe County Master Plan,

Spanish Springs Area Plan to change the Master Plan Designation on one parcel of t 39.84 acres from a mix of
lndustrial (l) Commercial (C) and Open Space (OS)to Suburban Residential (SR). The Citizen Advisory Board

may take action to summarize public feedback and recommend approval or denial of the Master Plan

Amendment request. (For Possible Action.)

B. Regulatory Zone Amendment Case Number RZA15-006 (Sugarloaf Ranch Estatesl - Request for
community feedback, discussion and possible action to approve an amendment to the regulatory zone on one
parcel of 139.84 acres from a mix of Open Space (OS), lndustrial (l) and Neighborhood Commercial (NC) to
Medium Density Suburban (MDS). The Citizen Advisory Board may take action to summarize public feedback

and recommend approval or denial of the Regulatory Zone Amendment request. (For Possible Action.)
. Applicant: Sugarloaf Peak, LLC. 2777 Northtowne Lane, Reno, NV 89512
e Location: On the north side of Calle De La Plata, approximatelV 2lL0 of a mile east of its intersection with
Pyramid Highway.
. Assessor's Parcel Number: 534-562-07
. Staff: Roger Pelham, MPA, Senior Planner Washoe County Community Services Department Planning and

Development Division, Phone: 775-328-3622, E-mail; rpelham@washoecounty.us
o Tentative Hearing Date: Planning Commission on December L,20L5

Garrett Gordon, representative from Sugarloaf Peak, LLC gave an overview of the property.

40 acre property, North of Calle De La Plata north of Pyramid Highway

Garrett said this application doesn't ask for change to character statement, area plan, raise the number
housing units. lt's asking to amend the Master Plan to Suburban Residential and Medium Density Suburban
(MDS) which is allowed in the plan. lt's capped at 3 units per acre; same as character statement. 120 homes,

less than 40 acres.

John Gwaltney asked at what stage do you have to conduct a traffic study. John said he is concerned about the
number of homes. He asked if traffic, sewer, water has been taken into account. Garrett said in the
applications, it includes a traffic report with current and proposed conditions. Current zoning is commercial;

he said they look at it according to this zoning and the proposed changes. He said they looked at the current
level of service on a particular traffic intersection. The sewer requires a feasibility study which includes water
and sewer. The owner owns 50 acres of water. lt will be served by TMWA. The sewer will be brought in at the
owner's cost.

MPAI*oU & R;z/15-006
EXHIBIT F



John Hayman asked about the traffic light. He said NDOT and Feds said no. Garrett said he understands the
project priorities and they have been working on moving this traffic light up in the prlorities. The traffic
engineer recommends it. Garrett said they have paid traffic credits. John Hayman said he attended the
commissioner meeting and they opposed the traffic study. NDOT denied it and it's nowhere on the ptans.
Garrett said you have to meet the warrants before you can get the lights. John said it's nowhere ctose to betng
a light.

Dan Herman said he thlnks this is over slmpllfled. He said he attended a community meeting for a
neighborhood that is proposing to have 160 homes in their proiect, and they can't get a traffic light. He said he
doesn't understand how this project wlll get a light. Garrett read a document stating that the traffic signat was
recommended. Dan asked aboutthe TMWA water rights and asked how it won't affect wells. Dan said the
developer will buy water rights, and if it's low during summer, they will pump on commercial wells. tt will
affect the people on 10 - 40 acre parcels. Garrett said it hasn't been proven true; he said they will buy water
rightsfrom TMWAand build a facility.

Roger Pelham, Washoe County, addressed the question regarding water and TMWA. He said he has received
an emailfor a water resource plan series. He invited people to participate in this process.

Garrett said we knew there would be a disagreement with water, so he said he has conducted a water
discovery. He said he has spoken with TMWA and will have a discovery letter from TMWA to state how much
waterthey will have.

LarryThomas asked where the water rights are comingfrom: out here orTruckee River. He said if the source is
the Truckee River, then they can't pull from anywhere else. lf the source is from here, it will pull from we1s.
He said they supplement their water with wells out here. lt's misteading. He spoke about the the traffic and
said the State wouldn't allow it even if the developer were pay for it. The developer would offer to pay for i!
and the state won't let it go in.

Garrett said he can't controlwhat the other properties do. There have been many other special meetings, and
we are trying to stay on the agenda.

Mr. Ralph Theiss said they bought their property out here 14 years ago, and installed wells, and Washoe
County sent them a letter stating their well was within circumference of the Washoe County well. He said they
came out several years and monitor their well, son's well, and Dan's welt. He said they are pumping out of
their aquifer. They stopped coming out -they couldn't afford to come out and monitor wetts. He said they
have lost 2 inches in 14 years. The intent, if Washoe County interferes with their water level, they would stop
pumping. He said if this development dips into their system, he said he wilt be concerned, but nothing has
given them trouble so far. He said if it is affected because of this project, Washoe County will have to replace
it.

Dan Herman asked about the character staterpent of the plan. Garrett said it's approved to change the zoning
to Medium Density Suburban. Mr. Herman read from the plan. He asked this density has been approved for
the west side; but he asked if was on the east side of Pyramid Highway. Garrett said that is correct.

Roger Pelham said there is no Medium Density Suburban zoning on the east side of the highway at this time.
The Donovan ranch subdivision is low density suburban; that development is 1/3 acre lot sizes. One per acre.

MPA|5-004 & R;A15-U\6
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Dan Herman said he is concerned about 3 units per acre on his subdivision and then there is Blackstone.
Anyone on east side will be set a precedent. Dan said he said he has been involved with this for many years
and knows the intention in the area plan and water system. 1 dwelling unit per acre on the west slde on the
master plan. Transition zone will be known as Suburban Character Management. He asked Garrett where the
transition zone is located.

Garrett said it's on the board of the zone. The suburban core and transition zone will be known as the
suburban character management. There isn't no transition zone. Garrett said the impact is diminished.

Ken Theiss asked if he will explain transition zone. Roger Pelham said the transition zone is zoning like a
bullseye on a target. ln thls case, suburban character management would be the bullseye where more intense
planning wil! take place. lt's not unreasonable for higher density in the middle and frde to less intense uses.

James Scivally asked for example of the transition zone. Roger said it's not in this area plan.

Dawn Costa asked where the entrance and exits will be located. Garret said Calle De La Plata; it will have

shared access with next door. lt will come with tentative map.

Ken Theiss asked about an emergency access off of Pyramid Highway. Garrett said he hadnt heard that.

Kevin Monaghan asked about the history of the last project. Roger Pelham said we don't want to discuss to
application tonight.

Garrett said the past proposed application was for a total of 350 unit properties, 9 units per parcel. Garrett
said they heard from the community that if they went ahead with the current plan and current character
statement they would get support or people would be neutral for the 3 unit plan. He said Reno is the next
housing boom. He said we believe there is a need for single family residences. Kevin said there are two main
concerns: traffic/light and water. He said he is hearing two different sides. He asked how do we get a definitive
answer. He asked if there a neutral 3'd party with certainty. He said before anyone takes action, there needs to
be clarity and moving forward sounds problematic in any direction. Garrett said he appreciates that comment.
This is just master plan and zoning amendment. Those details about zoning and traffic won't come out until
the tentative map process. Garrett said we won't know the impact untilthe proiect moves fonryard. He said

with the commercial use, you can put 7-11, hotel, etc., and those have different uses and different traffic
needs which will determine the traffic light. Garrett said the water discovery will be your 3d party answer
regarding water.

Cindy Thomas asked about two developments doing the same thing. She said Garrett doesn't know what the
other one is doing; she said why they can't talk to the other development to find out what the other is doing
and join forces and get the same information coordinated. Garrett said its separate findings, separate
proposals, separate zoning. Garrett said to Roger's point they have to look at them separately. Cindy said you

two have different answers. Garrett said the traffic engineers said they recommended the light, and if we can

build it, we can pay into it.

James Scivally said he is listening with everyone; no one has brought up schools. There will be 3.4 people per

unit; what about streets, emergency services. Some of those services are hard press. tt will be hard pressed

even farther. Garrett said the old application proposed 360 units and that applications went to all reviewing
agencies; all agencies had no negative comment. This current application is going to be sent to the reviewing
agencies, and those comments will be included. This is a lot less of an impact than before.
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Ralph Theiss said he contradicts Garrett. He said in the origina! request for 360 units, the fire department
came to Board of County Commissioners meeting and they stated they couldn't service that addition. The
school district is already over flowing. Bus services can't come out here. Every entity that appeared gave
negative answers to those questions. All agencies said they can't handle the past applicatlon proposed units.
He said the sewer is over burden as is. These new applications are straining the system. The tax payers will
foot the bill. Whoever builds will put a strain on it.

Garrett referred James to the plannlng commission reports.

John Gwahney said what is concerning is these things all add together and add a comptication that isn't being
looked at as individual pieces and not collectively. They need to ask themselves is the data for this workable.
This should all be pulled together. He said he understands the school system is at a brink. How it can handle
more, he asked. He asked if there is anyone who feels qualified how that data be added together. John said
the planning meeting said we were told there won't be a light there for a long time.

Mr. Thomas said putting aside water and sewer; it's a quality of life issue. He said 3 houses per acre next to
them seem to screw those who bought out here on large parcels for a purpose. Garrett said he had a hard
time justif,iing it when it was 9 units per acre, but now a 3 units per acre keeps with the character statement.
Mr. Thomas said that was for the west side, not the east side. Mr. Thomas said they are asking to change the
statement.

Dawn Costa said she read the devetopment - maximum capacity of units on the sewer system. City of Sparks
said they wont take on more. Garrett 1500 units capped for the new projects. This has gone to Regional
Planning. They agreed to have 1,500 more units, and he said they aren't going to build thls much.

Roger Pelham said there are different numbers: 1,500 dwelling units is not 1,500 more housing being
constructed. lt's far more that. tt will probably more likely be 3-4K. There will be a policy growth within the
area plan that says we can allow intensification of upzoning of 1500 more houses to be allowed to be
constructed in the future. He said he received an email from GIS that said if both Master plan and zoning
changes are approved, there will still be 1100 under the approved policy growth.

Dan Herman said 168 on the other proiect and 119, which is 300 dwelling units. Roger said l dwetling unit per
acre is an illustration. He said since the policy went into affect, all land uses, there will still over 1000 dwelling
units remaining worth of intensification that someone can come in and build later on. Dan Herman said he can
only build 1 unit on his 40 acre, but these guys can come in and put 3 units on an acre. That is much more
intensification. There is no transition area; U3 acre lots with no transition. The transition area was 5 acre
parcels down to l acre down to U3. He said there was some buffering in the originalintent.

Garret spoke about the open space is the boundary and not just easement and zoning. He said there will
additional burming, trees and other conditions. He said they now can't condition it under zoning; if you look in
the County code goes from low compatibility to medium compatibility and there is less of a need for a
transition zone.

Roger Pelham said he isn't for or against this. He said there are differences of opinion of the character
statement. Some might consider it reasonable transition. Roger said he promised to include comments he
receives in writing into the staff report if he receives them in time. There is legitimate evaluation based on his
comments.
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John Gwaltney asked about the zoning of 1 acre, 1 dwelling. He said the new area Winfield springs is not fult
acre. He asked if the zoning statements are correct. The west side is zone for more on one acre and the east
side is zone for no more than one resident per acre. Roger said that is correct. Low Density suburban. The
Donovan Ranch is being developed 3 dwellings per acre; V3 lots. Roger sald Winfield is in Spark. John said
when you grant a '3 residents per acre,' it's hard to turn down an application in the future. Roger said we look
for compatibility when looking at current zoning when reviewing an application. Ken Theiss said Donavan is 3
units per acre on the east slde. There isn't anything that says these guys can't.

Dawn Costa said it's a U3 acre, they equal out house and land. lt's equestrian. lt still equals outs to one un'rt
per acre. Roger said yes, total amount, includlng open space, divide units per acres.

John Gwahney said you are changingthe zoning. You have 100 arces, 100 houses, you have one acre per
house. That changes the zoning dramatically. He asked why you didn't say you were going to say 1 unit per
acre. Garrett said he heard we wouldn't have any arguments for 3 units per 1 acre which is allowed in the plan

but we have. We will have arguments regardless.

Larry Thomas said this isn't really compatible. A bunch of people in come out to live in the suburbs and they
will complain about those people who are already out here with the horse. They won't like something we are
doing and they will complain to the County. lt's not compatible. lt happened in Douglas County. Ken asked

when it was going to the planning commission. Garrett said December J., 6:30pm.

Sarah Chvilicek, Planning Commission for District 5, said your feedback and taking action for recommendation
or not is critical for the Planning Commission's decision. She said our Commissioners asked for community
feedback. She said w take those comments seriously. She said she is also the designee for the Regional

Planning commission.

Dawn Costa said Planning Commissioner Greg Prough's contact lnformation is on the table. Sarah said contact
any one of us.

Ron Swingham said there are trro problems with this project: 'not in my back yard.' He said they are selling
something nobody wants. He said what about a light; what about the things we talked about. There was no
project forthe public agencies to make a comment on. He said we had local fire department say we are our
limit. He asked how can you agree or disagree without the facts. There needs to be a 3'd party. He said more
people with come, and they will complain about the horses and chickens.

Kevin Monaghan said critical feedback is important for the Planning Commission.

Dan Herman said he requested to have TMWA to be here tonight, but they couldn't be here. They need to be

here to talk about the reports without biased.

Garrett said he appreciated the meeting being run well.

Mrs. Thomas asked if we can make a motion once allthe facts are presented. Ken said he understands, but
this will go to the planning meeting in December. Dawn said if you can't attend; get the planne/s contact
information.
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MOTION: John Dwaltney moved to deny ltem 7A due to lnadequate information and it can set a precedent
for slngle family residents. James Scivally seconded the motion. Atl members were in favor; Ken Theiss
abstalned. Motion passed.

Dlscussion:

Roger Pelham spoke about zoning; Ken said if 7A doesn't pass, 78 won't change. Roger said you can approve
one and not the other. However, legally, they need to be compatible.

Dan Herman said his arguments are still applicable for 78 regarding the east side having 3 units per acre. We
need to maintain one unit per acre on the east side. The buffering needs to happen with transition zone.

MOTION: James Sclu'ally moved to deny 78 because it's related to the first. John Dwaltney seconded. All in
favor; Ken Theiss abstained.

cc: Dawn Costa-Guyon, Chair
Al Rogers, Const'fuent Services
Andrea Tavener, Constituent Services
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Sugarloaf Ranch Eatrteg

Project Rcquotr

This applicetion is for a marlrr PLn Amondmont and Regulatory Zoning Amendmont to:

A) Change the land use deaignation from a mix of lndustrial, Commercial, and Op6n Space
to Suburb.n R.rldontl.l in the Spani3h Springs Area Plan (SSAP).

B) Change the cunent zoning from a mix of lndustrial, Commercial, and Open Space to
edium Donrlty Suburban,

Project Location

Sugarloaf Ranch Estrat6 is located % mile east of the Pyramid Highway across the street from the
Village Green business park. lt will be accessed from Calle De La Plata which connects to the
Pyramid Highway. The prorect site includes one parcel, APN 534-562-07 and consists of 39.84t
acres, as shown in Figure 1 (below).

Figurel-VicinityMap

Character tanagement Plan

This application does not change the cheracter managemenl vision in the SSAP. The proposed
project requesfs an allowed use in the Character Management Area and is consistent with the
policies set forth in the Vision and Character Management goals.

MPA15.an4 & NZAI5-(N6
EXHIBIT G



Sugarloaf Ranch Estates

Spanish Springs Area Plan Compliance

The Spanish Springs area contains a mix of residential and non-residential land uses. The proposed
master plan amendment and regulatoryzone amendment request a Suburban Residential land use
with a MDS zoning allowing up to three dwelling units per acre. The SSAP character statement
envisions "a distinct suburban core - concentrated along foramid Highway.' "This suburban core
includes a mix of non-residential uses together with residential densities of up to three dwelling units
per acre.' The proposed project ftts the character statement as it is near the Pyramid Highway
conidor and the adjacent neighboring properties to the north of the site share the requested land
use designation.

The Introduction statement of the Spanish Springs Area Plan (SSAP), states that through
cooperatign with the Washoe County Board of County Commissioners and the Washoe County
Planning Commission, the Spanish Springs communitywill maintain and apply objective standards
and criteria that serve to manage growth and development in Spanish Springs in a manner that:

oRepects the rural heritage of the area by encouraging a rustic appearance and preserving
scenic quality;

.Respects private propefi rights;
oProvides a range of low density housing;
.Provides open space and recreation opportunities;
. provades local services and employment opportunities; and
.ensures that growth is kept in balance with resources and infrastructure.'

This Master Plan Amendment and Regulatory Zone Amendment supports the applicable
statements. See Figures 2 and 3 on the following pages that show existing and proposed land use
designations.

MPAI*004 & RZA|+A06
AffiBff G



___l
\ L_

\

caitell

-p1P,o-ildda1flQ

Sugarloaf Ranch Estates

aler

EXISIING SPAt\lSH SPRINGS

MASTER PLAN MAP
RURAL

RURAI RFSIDFI\']AL
SU6URBAI"
RTSIDTN-IAI

I un8qlr aEsrDEt t rL

! couuttrcrer
INDLiSTRIAL

OPEN SPACE

tr
tr"Fa
v_

III-

I

I

.
I

I

Ni
tr,
IiE

: \- .'.1

MPA15-004 & RZA|5-006
EXHIBIT G

Figure 2 - Existing Land Use Designations
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SuEarloaf Ranch Estates

Key Planning lssues

The followings points are to identiff the key issues to be addressed with staff and public review to
approve this reguest:

D Land Use Compatibility - Surrounding land uses include Suburban Residential to the north,
Rural Residentialto the east, lndustrial and Rural Residentialto the south and lndustrial
and Commercial to the west. lt is our understanding that the westerly neighbors are
proposing a similar MPA and RZA as the Sugarloaf Ranch Estates project at this time. The
proposed land use change is compatible with the surrounding land uses. Open space will
be provided around the project and within it to assist with property transitions.

(SCMA). The proposed amendment will result in an intensification of residential land use
capacity. The intensification is within the allowed 1,500 units of grovuth allocated to the
SCMA. (to be verified by staff). The proposed amendmentwill result in a decrease in traffic
which is managed as shown in the traffic report. There is mitigation proposed and adequate
capacity in the regional road system to support this change. Adequate public facilities are
established or planned for to support the request. Physical separation is adequately
established from existing residential and surrounding uses.

MPAI5-A04 & RZA|&006
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Sugarloaf Ranch Estates

Flood Control

The North Spanish Springs Detention Facility was consiructed to alleviate flooding concems west of
Pyramid Lake Highway. (See Figure 4). Although the proposed project can benefit from this facility
the southerly portion of the property is located in a FEMA designaled flood zone Ao with a 1 foot
depth. Drainage facilities will need to be constructed to contain the flood water and the
corresponding cLoMR and LoMR will needed to be completed to remove the property from the
flood zone. lt is anticipated that these storm flows will be directed to the North spanish springs
Detentaon Facility. On-site storm water improvements will be designed to current County standards

Figure 4 - Spanish Springs Area Plan - Flood Control
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Spanish Springs Area Plan - Plan Maintenance

The Spanish Springs Area Plan establishes a Plan Maintenance sec-tion (Goal 17) that includes
goals and policies related to plan amendments. Each of the policies is listed belowand addressed
in bold face gpe.

Goal Seventeen: Amendments to the Spanish Springs Area Ptan 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 Msion 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 Msion and Charac.ter Statement.

The land use change request considers the character statement adopted in the Area Plan
and helps in providing a portion of the mixed land use desired and housing consistentwith
the Area Plan.

SS.1 7. 1 ln order for the Washoe County Planning Commission to recommend the approval of ANY
amendment to the Spanish Springs Area Plan, the following findings must be made:

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

The request presen es the vision by maintaining a permifted regulatory zoning
in the character management plan and by providing housing consistent with
the area plan.

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

An analysis of al! applicable policies contained within the SSAP and Master
Plan are included within this report

c. The amendment will not conflict with the publiCs health, safety, or welfare.

The proiect will be designed addressing impac6 to surrounding properties.
The design will include buffering from adjacent properties to the east, north,
and west by providing open space.

SS.17.2 ln order for the Washoe Coung 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 municipa! 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
Deparfnent of Water Resources. The Department of Water Resources will establish
and maintain the standards and methodologies for these feasibility studies.

MPA|5-004 & RZA1W06
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Sugarloaf Ranch Estates

A feasibility reporthas been completed for this site for a previously submlfted
proiectand paid for by the owner. The proposed projectwlltyield a much lower
denslty and the suggested improvements in the previous study are stilt
applicable. An update to the previous fieasibility study is included in this
application. Existing sewer and water tines are located west of Pyramid
Highway, as well as other locations to the west Development in the area
include the spanish springs flood confol f;acilities, the spanish Springs
Business Park, and residentialdevelopmenttothe nortfi including the Donovan
Ranch, Pebble cree( and the proposed Harris Ranch have occurred. As a
result of these changes, there have been infrastructure extensions in the area.
For storm water, the flood control proiect completed south of Calle de la Plata
will benefttthis site.

A traffic analysis has been conducted that clearly identifies the impact to the adopted
leve! of service within the (unincorporated) Spanish Springs Hydrographic Basin and
the improvements likely to be required to maintain/achieve the adopted levels of
service. This finding may be waived by the Department of Public Works may request
any information it deems necessary to make this determination.

Traffic works has prepared a traffic impact analysis for this application. The
reportoutlines overall impacts, as well as recommonded improvements, access
restrictions, etc. A copy of the study is included in this application.

For commercial and industrial land use intensifications, the overall percentage of
commercialand industrialregulatoryzone acreagewillnotexceed 9.86 percentof the
Suburban Character Management Area.

The land use change proposes to reduce the lndustrial and Commercial capacity
in the area.

For residential land use intensifications, the potential increase in residential units will
not exceed Washoe Countt's policygrowth levelfortheSpanish SpringsArea Plan, as
established in Policy SS.1.2.

The proposed increase in residential units falls within the number allowed in
Policy SS.1.2.

lf the proposed intensification will result in a drop belowthe established policy levelof
service fortransportation (as established bythe 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
eitherthe Washoe County Capital lmprovements Program or RegionalTransportation
lmprovement Program within three years of approval of the intensification. For
impacts to regional roads, this finding may be waived by the Washoe County Planning
Commission upon written request from the Regional Transportation Commission.

b.

d.

MPAI$-OA & RZA15.N6
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Sugarloaf Ranch Estates

A traffic impact analysls is included in this report The proposed change of
land use has a signiftcant reduction in trip generation compared to the existing
use. The proiect will pay regional road impact fiees at the time of building pormit
to further address proiect impacts.

!f roadways impacted by the proposed intensification are cunently operating below
adopted levels of service, the intensiflcation will not require infrastructure
improvements beyond those articulated in washoe county are Regional
transportation plans and the necessary improvements are scheduled for either the
Washoe Coun$ Capital lmprovements Program or Regional Transportation
lmprovement Program within three years of approval of the intensification.

The traffic impact analysis provides details of planned improvenlents to the
surrounding roadway network. The report provides recommendations related
to the use and discusses the timing of the subiect improvemenb to be
completed either by the developerorWashoe County/RTC.

Washoe Countywillworkto ensurethatthe long range plans of facilities providersfor
transportation, water resources, schools, and parks reflect the policy growth level
established in Policy SS.1.2.

The request will not genemte a minor increase in population as discussed in
Policy SS.1.2.

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

The amendment requestwill have some impact upon schools in the Spanish
Springs valley. WGSD will need to forecast impacts on the schools zoned for
the site.

Any existing devetopment in the Spanish Springs planning area, the Sun Valtey
planning area, the Warm Springs planning area, or the City of Sparks, which is
subject to the conditions of a specia! use permit will not experience undue hardship in
the abili$ to continue to comply with the conditions of the special use permit or
otherwise to continue operation of its permitted activities.

Not applicable. A specia! use permit is not being requested.

SS.17.3 For proposals to establish or intensifo commercial land uses, a market analysis has been
conducted that clearly established a communi$ trade area, provides convincing evidence

f.

g.

h.

MP415.004 & R7A15-000
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of a need to increase the inventory of community-serving commercial land use
opportunities, and demonstrates no negative impact on the qualitative jobs/housing
balance in the Spanish Springs planning area (i.e. the relationship between anticipatel
employment typesAanges and housing costs).

Not appllcable. The prolect requests a change of land use to residentiat, not
commercial uses. A market analysis is not required.

SS.17.4 For any amendment that proposes to alter the Spanish Springs Msion or Character
Statement, the Department of Community Development has Londucted a series of
neighborhood visioning workshops with the Spanish Springs Citizens Advisory Board
(CAB), and the results of that process, including any CAB and staff recommendations,
have been included and discussed in the staff analysis of the proposed amendment.

There is no change proposed to the Vision or Character Statementwithin the Area
Plan. We expect the project will work within the adopted vision and character
statements. As part of the Comprehensive Plan Amendment reques! two meetings. with the cAB will provide the venue for citizens to have an opportunity for review
and comment

SS.17.5 For any amendment that proposes to expand the Suburban Gharacter ManagementArea
into the Rural Character Management Area and/or to revise the Character Statement, the
Department oJ Communi$ Development has conducted a series of community visioning
workshopswith the Spanish Springs CitizensAdvisory Board (CAB), and the results of thJt
process, including any CAB and straff recommendations, have been included and
discussed in the staff analysis of the proposed amendment; and a proposed land use
change accompanies the boundary change proposal, and the land use proposal meets alt
of the applicable policies of the Spanish Springs Area plan.

Not applicable.

SS.1 7.6. As a non-municipal airport, the Spanish Springs Airport (SSA) is an existing use as of the
adoption of the plan. The legal and future use of SSA shall be determined through an
amendment of the plan depending on the resolution of all code enforcement viotitions
prior to 2005.

Not applicable.

SS.1 7.7 The Department of Community Development wil! provide the Planning Commission with a
status report on the implementation of this plan no later than 18 month from the date of
adoption.

Not applicable.

l0
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Sugarloaf Ranch Estates

Planning Policy Analysis

The policies addressed above apply to plan maintenance and proposed amendments. There are
other policies contained within the Area Plan and Master Plan. Some of these policies pertain to this
request and are discussed in general below.

!n terms of public services and response times, the site meets or exceeds atlstandards contained in
the Comprehensive Plan. Sheriff patrols already exist in the area based on the development of
sunounding residential, commercial, and industrial uses. The site will be served within a five minute
response time from the Fire Station located on La Posada Drive south of the project. The project
will connect with municipal water and sewer services.

The amendment request does not conflict with any goal or policy contained within the Area Plan and
the analysis shows the project complies with the amendment guidelines. The project will not result '

in negative impacts to cultural or scenic resources, parks, schools, trails, etc.

Since completion of the regionalflood control project, policies SS.10.1 through SS.10.3 of theArea
Plan are implemented. This is a significant change in the area by eliminating the flood issues
associated with this part of the valley.

A request to change land use must consider the Land Use policies contained within the
Comprehensive Plan.

Policy LUT.1.4 encourages residential development within walking distance to retail/commercial
uses.

Policy LUT. 4.1 & 4.3 provide opportunities for a variety of land uses, facilities and services that
serve present and future population and encourage suburban developments to provide a mix of
residential densities and housing types in close proximig to retaiUcommercial.

Poficy LUT.14.4 encourages walking trails and connectivity to adjacent developments.

The proposed amendment will not create any undue demands or hardships upon existing public
services such as fire and police protection, consistent with policy POP.1.6.

11
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Washoe Gounty Development Application
Your entlre application is a public record. lf you have a concem about releasing
personal information, please contact Planning and Development staff at 25.328.3600.

ProJect lnformafion Staff AssignEd Gase No.:

Project Name:

Sugarloaf Ranch Estates

lroJecl .. Request for a Master Plan Amendment and a Regulatory Zone Amendment to atlow for
L,escnpflon: a single family residential development on the subject parcel.

Proiect Address: 370 Calle De La Plata

Proiect Area (acres or squere ftet): 39-84 acres

Project Location (wlth polnt of reference to major cros streets AND area locator):

370 Calle De La Plata. The parcel is about %mile east of the intersection wiffr the Pyramid Highuray.

Assessols Parcel No.(s): ParcelAcreaoe: Assessor's Parcel No(s): ParcelAcreaoe:

s3+552-07 39.U

Section(s)/Township/Range:

lndicate any prevlous Washoe County approvals associated wfth this application:
Case No.(s).

Applicant lnformation (atuch additionat sheets if necessary)

Property Owner: Professional Gonsu lta nt:

Name: Sugarloaf Peak, LLC Name: Axion Enqineerinq, LLC

Address: 2777 Northtowne Ln Address: 681 Edlson Way

Reno, NV Zo:89512 Reno, NV Ap:89502
Phone: Fax Phone:77$771-5554 Fax 775-856-3951

Email: Email: gary@axionengineering.net

Cell: Othen Cell 775-771-5554 Other:

Contact Person: Contact Person: Gary Guzells

AppllcanUDevelopen Other Persons to be Conhcted:

Name: Lewis Roca Rothgerber, LLP Name:

Address: 50 Wes[ Liberty Street Suite 410 Address:

Reno, NV Zp: 89501 Ap:
Phone: 775-321-3420 Fax 775-321-5569 Phone: Fax

Email: GGordon@LRRLaw.com Emall:

Cell: Other: Cell: Othen

Contract Person: Ganeft Gordon Contact Person:

For Office Use Only

DatE Received: lnitial: Planning Area:

County Commission District: Master Plan Designation(s):

CAB(s): Regulatory Zoning(s):

February 2014 MpAtS-0M & R;2A1i.006
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Propefi Owner Affidavit

Appticant Name: 5U#lc.UfF*"<@ aZv-- ?,b7ry
The rccoipt of this application at the time of submrtlal does not guarantee the application complies wilh all
requirements of the Washoe County Development Code, the Washoe County Master Plan or the
applicable area plan, the applicable regulatory zoning, or that the application is deemed complete and will
be processed.

STATE OF NEVADA

COUNTY.OFWASHOE

being duly swom, depose and say that I am the owner' of the prope( or properties involved in this
application as listed below and that the foregorng statements and answers herein contiained and the
information herewith submitted are in all respects complete, fue and conect to ffte best of my knowledge
and belief. I understand that no assurance or guarantee can be given by members of Planning and
Development.

(A separate Affidavlt must be provided by each property owner named ln the CIde report.)

lkcz

Assessor Parcel Numbe(s): 74 - fda?e7/

Subscribed and swom to before
t4" dayof Seote-.\<r--

My commission expires: 3- t3 -\E

me this
,20t5 . (Notary Stamp)

OAVIDGFM
NOTAflNNE

SIAIEOTWTDA

BCsrruilrADiEt
frr&abilo9l.l12r.2

'Owner rcfers to the following: (Please mark appropriate box.)
O Owner

( Corporate fficer/Partner (Provide copy of recorded document indicating authority to sign.)
tr Power of Attomey (Provide copy of Power of Attomey.)

O Owner Agent (Provide notarized letterfrom property owner giving legal authority to agent.)
tr Property Agent (Provide copy of record document indicating authority to sign.)
O Letter from Government Agency with Stewardship

MPAI&004 & RA15-006
EXH'B'T G

Notary Public in and for

February 2014



Master Plan Amendment
Supplemental lnformation

(All required information may be separately attached)

Chapter 110 of the Washoe County Code is commonly known as the Development Code. Speciftc
references to Master Plan amendments may be found in Article 820, Amendment of Master Plan.

The Washoe County Master Plan describes how the physical character of the Coung exists today and is
planned for the ftrture. The plan is adopted by the community and contains information, policies and a
series of land use maps. The Master Plan provides the essential ffamework for creating a healthy
community system and helps guide decisions about grorrvth and development in the County. The
following are general $pes of requests the County receives to amend the Master Plan. Please identiff
which type of amendment you are requesting:

EI A request to change a master plan designation(s) from the adopted master plan and/or area
plan maps

tr A request to add, amend, modiff or delete any of the adopted policies found in the elements

lf the Master Plan

tr A request to add, amend, modify or delete any of the adopted poticies in the area plans

tr A request to add, amend, modiff or delete specific language found in the area plans

tr Other (please identiff):

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
conformanse with the policies and language within the elements and area plans of the Master Plan or if
the information provided supports a change to the plan. Please provide a brief explanation to all
questions.

1. \A/hat is the Master Plan amendment being requested at this time?

A request for:

. A Master Plan change of the land use designation from a mix of lndustrial, Commercial, and
Open Space to Suburban Residential in the Spanish Springs Area Plan (SSAP).

September 1,2010
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2. What conditons have changed and/or new sfudies have occuned since the adoption of the Washoe
Coung Master Plan that supports the need fur the amendment requesf?

The subject prop€fty was zoned commerciaUindustial prior to ttre latest Master Plan update in
February of 20'15. There is currenty more of a demand for residential housing than for
commercial development in this area. The site is well suited for residential use and will result in
fewervehicle trips than a commercial use and provides a transition ftom the commerciaUindusbial
zoning to the west to the ruralzoning to the east. There is other vacant commercial zoning nearby
to respond to future demands for commercial development.

Please provide the following specific information.
a. What is the location (address or distance and direction from nearest intersection)? Please attach

a legaldescription.

The location is 370 Calle De La Plata in the Spanish Springs Valley. The parcel is about %
miles east of the intersection with the Pyramid Highway. lt is APN 534-562-A7. A legal
description is attached in the Preliminary Title Report which is part of this application.

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

APN of
Parcel

Master Plan
Designation

Existing
Acres

Proposed
Master Plan
Desionation

Proposed
Acres

534-562-07 lndustrial 20 acres Suburban
Residential

20 acres

!
Commercial 17.84

acres
Suburban

Residential
17.84 acres

Open Space 1.99
acres

Suburban
Residential

1.99 acres

September 1,2010
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c. What are the adopted land use designations of adjacent parcels?

North Suburban Residential

South Rural Residential & lndustrial

East Rural Residential

West Commercial/ lndusbial

4. Describe the existing conditions and uses located at the site or in the vicinity (i.e. vacant land,
roadways, buildings, etc.):

The existing condition is vacant land that has direct access from Calle De La Plata. There are no
buildings on the site. Calle De Le Plata is a planned arterial street in the regional road network.
There will be two direct access points proposed to that street because there is about % mile
frontage along il

Describe the natural resources associated with the site under consideration. Your description should
include resource chamcteristics such as water bodies, vegetation, topography, minerals, soils and
wildlife habitat.

The site is considered flat in grade as it is located at the north end of ttre Spanish Springs Valley.
There are no bodies of water on the site. A small portion of the site is located within a flood zone.
The vegetation is typical northern Nevada scrub with moderate sagebrush cover. There are no
minerals that we know of at this time. Also, there is no wildlife habitat on the proper$.

*ptembr1,2010
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Describe whether any of the following natural resources or systems are related to the proposed
amendment:

a. ls property located in the 1O0-year floodplain? (lf yes, please attach documentation of the extent
of the floodplain and any proposed floodplain map revisions in compliance with Washoe Coung
Development Code, Article 416, Flood Hazards, and consultation with the Washoe County
Department of Public Works.)

EI Yes ONo

Explanation:

A small portion of the site is located in the AO Flood Zone which means it is subject to the
flooding in a 100 year event. FEMA maps show flooding up to 1' for this part of the site.

Does property contain wetlands? (lf yes, ptease attach
describe the impact the proposal will have on the weilands.
a permit issued from the U.S. Army Corps of Engineers.)

a preliminary delineation map and
lmpacts to the wetlands may require

tr Yes EI t,to

Explanation

There are no wetlands on the site.

Does property contain slopes or hillsides in excess of 15 percent andior significant ridgelines? (lf
yes, please note the slope analysis requirements contained in Article 424, Hillside Development
of the Washoe County Development Code.)

tr Yes Eruo

Explanation.

There are no slopes or hillsides or significant ridgehnes on the site. The average slope across
the site is aporoximatelv 3

*ptember 1,2010
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d. Does proper$ contain geologic hazards such as active faults; hillside or mountainous areas, is
subject to avalanches, landslides, or flash floods; is near a stream or riparian area such as the
Truckee River, and/or an area of groundwater recharge?

O Yes Elruo

Explanation:

There are no active faults on the site. Nor are there any hillside or mountainous areas given
the flat nature of the site and larger valley area. lt is not subject to flash flooding as it it not
near a stream or riparian area. lt is located near the Spanish Springs wash (per FEMA) and
within the limits of the AO 100 year flood zone.

Does property contain prime farmland; is within a wildfire hazard area, geothermal or mining area,

and/or wildlife mitigation route?

tr Yes Eruo

Explanation.

There is no prime farmland, wildfire hazard potential given the northern Nevada scrub
vegetative cover and no trees, no geothermal sources, and no wrldlife migration routes on the
site.

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

tr Yes EIr.lo

Explanation:

There are no archaeological, historrc, cultural, or scenic resources on the site or in the immediate
vicinity of the proposed amendment area.

September 1,2010
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8. Do you own sufficient water rights to accommodate the proposed amendmenf? (Amendment
requests in some groundwater hydrographic basins [e.9. Cold Springs, Warm Springs, etc.] require
proof of water rights be submitted with applications. Please provide copies of al! water rights
documents, including chain of title to the original water right holder.)

EYes trNo

e. Please attach a copy(s) of the water rights title (as filed with the State Engineer in the Division of
Water Resources of the Departmentof Conservation and NaturalResources):

Water rights title attached.

f. lf the proposed amendment involves an intensification of land use, please identify how sufficient
water dghts will be available to serve the additional development.

Additional water rights will be purchased from the water purveyor at time of development if
required.

&ptenberl,2Ua
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lf yes, please identify the following quantities and documentation numbers relative to the water rights:

a. Permit# 71998 acre-feet Der vear 47.4

b. Certificate # acre-feet Der vear

c. Surface Claim # acre-feet Der vear

d. Other# acre-feet per year



9. Please describe the source and timing of the water facilities necessary to serve the amendment:

a. System Type:

O lndividualwells

D Private water Provider:

EPublic water Provider: TMWA

b. Available:

EINow tr 1-3 vears tr 3-5 years tr 5+ vears

c. Washoe County Capital lmprovements Program project?

O Yes Et,lo

lf a public facili$ is proposed and is currently not listed in the Washoe County Capital
lmprovements Program and not available, please describe the funding mechanism for ensuring
availability of water service:

The Truckee Meadows Water Authority is the municipal provider of community potable water
service for this property. The area is not listed in the CIP for any public faolity improvements.
Therefore, the water service to the site will be privately funded with development of the
project. Water service is available on the west side of Pyramid Highway and in the vicinity of
the project. lt will be connected to the site when a project is proposed.

10. What is the nature and timing of sewer services necessary to accommodate the proposed
amendment?

a. System Type:

tr lndividualseptic

EIPubhc svstem Provider. Washoe County Utilities

b. Available.

EINow O 1-3 vears tr 3-5 vears tr 5+ vears

c. Washoe County Capfial lmprovements Program pro;ect?

tr Yes Eruo

September 1. 2010
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lf a public facility is proposed and is cunently not llsted in the Washoe Coung Capital
lmprovemenb Program and not available, please describe the funding mechanism for ensuring
avallability of sewer service. lf a private system is proposed, please describe the system and the
recommended location(s) for the proposed facility.

Washoe Coun$ Department of Water Resources is the municipal provider of community
sewer service for this property. The area is not listed in the CIP for any public facility sewer
improvements. The sewer service to the site will be privately tunded with development of the
project at a future date when a project is proposed. lt is cunently located on the west side of
Pyramid Highway.

11. Please identify the street names and highways near the proposed amendment that will carry traffic to
the regional freeway system.

Calle De La Plata -This is the planned arterial street that tonts the project and provides 2 means
of direct access. lt connects to the Pyramid Highway.

Pyramid Highway is the primary north/south route into the rest of the region and provides a direct
connection to McCanan Blvd, an Expressway, and the 140 fteeway.

12. Wll the proposed amendment impact existing or planned transportation systems? (lf yes, a trafftc
report will be required. See attached Traffic lmpact Report Guidelines.)

EYes trNo

13. Community Services (provided and nearest facility):

Truckee Meadows Fire Station #17 (La Posada &

Renown Medical Grouo (Los Altos Parkwav &

Peak Park (on Calle De La Plata east of site

None in the immediate area

Septernberl,24fi

MPA|l-OU aW\*OOA
EXHIBIT G



4. Describe how the proposed amendment fosters, promotes or complies with the policies of the
adopted area plans and elements of the Washoe County Master Plan:

a. Population Element

This proposed amendment appears to be neutral with respect to population policies and the
population element The population policies are geared at Washoe County staff keeping a
running total of population growtlt and assuring there is a balance of land use needs with
population growth. This proposed amendment will increase the amount of housing in the
Spanlsh Springs Valley but is within tlre 1,500 units of growth allocated to the Suburban
Character Management Area.

Conservation Element

The proposed amendment is positive with respect to many of the Conservation policies and
framework. The impact on natural resources from this type of change is favorable when the
conditions produce little or no impact on topography, trees, vegetative cover, view sheds and
scenic conidors, weflands, wildlife habitat, etc. The proposed amendment will create housing
in the north end of the Spanish Springs Valley will that may help to reduce traffic flow into the
Truckee Meadows.

Housing Element:

Housing Element is primarily focused on providing affordable housing which is further
in higher density and mixed use developments however, Goal 7 within the housing

is to promote home ownership opportunities and to promote home ownership as a
asset which applies to diversity of housing types. ln addition, one of the underlying

requirements of the housing policy is an analysis of the characteristics of the land that is
for residential development including a determination of whether the existing

is sufficient to sustain the cunent needs and projected growth of the community.
respect to these goals and policies, the subject property is suited for residential

and is being proposed at a densi$ that is appropriate as a transition in
ofthe

b.

c.

Septembr 1,2010
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d. Land Use and Transportation Element:

e. Public Services and Facilities Element:

The proposed amendment will promote policies of the public services and facilities element
where applicable. The basic policy framework for the public services and facitities plan of the
Spanish Springs Area Plan is to provide for community water and sewer for those areas with
the Suburban Character Management Area (SCMA). This property falls within the SCMA and
in an area where public services either exist or are planned for development.

t Adopted area plan(s):

Spanish Springs Area Plan.

The proposed amendmentwillpromote Land Use and Transportation policies LUT 1.4, 3.1,
3.2, 3.3, 4.1,4.3 and 14.4. The Suburban Chamcter Management Area (SCMA) is identifted
as the area for increased density and the proposed amendment promotes LUT goals 3.1- 3.3
as responsible growth in the SCMA The site is physically well suited for residential use
because of its gentle topography and access to an arterial roadway and is in close proximig
to retail /commercial land uses to facilitate both walking and cycling (LUT 1.4) and to diversiff
the housing mii in the area (LUT 4.3). The site has th6 opportunit! ior interconnected tails
for pedestrian uses (LUT 14.4). \Mrth respectto employment and residential balance, the
amendmentwill provide housing to support business park and industrial employrnent in the
Spanish Springs Valley. This should have a positive impact on reverse commute and

some vehicle tips to the

*ptember 1,2010
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15. lf the area plan includes a Plan Maintenance component, address all policies and attach atl studies
and analysis required by the Plan Maintenance criteria.

The Plan Maintenance component is discussed in the body of the applimtion.

Septembr 1,2010
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Proiecb of Regional Significance lnformation - for Regulatory Zone Amendments
Nevada Revised Statutes 278.026 defines "Projects of Regional Significance'. Regutatory Zone
amendment requests for properties within the lurisdiction of the Truckee Meadows Regional Planning
Commission (TMRPC) must respond to the following questions. A'Yes' answer to any of the following
questions may result in the application being referred first to the Truckee Meadows Regional Planning
Agency for submission as a project of regional signrficance. Applicants should consult with County or
Regional Planning staff if uncertain about the meaning or applicability of these questions.

1. Will the full development potential of the Regulatory Zone amendment increase employment by not
less than 938 employees?

tr Yes EI tto

2. Will the full development potential of the Regulatory Zone amendment increase housing by 625 or
more units?

tl Yes E trto

Will the full development potential of the Regulatory Zone amendment increase hotel
accommodations by 625 or more rooms?

tr Yes E trto

Will the full development potential of the Regulatory Zone amendment increase sewage by 187,500
gallons or more per day?

tr Yes Eruo

Will the full development potential of the Regulatory Zone amendment increase water usage by 625
acre-feet or more per year?

tr Yes Eruo

Will the full development potential of the Regulatory Zone amendment increase traffic by 6,250 or
more average daily trips?

tr Yes Eruo

Will the full development potential of the Regulatory Zone amendment increase the student
population from kindergarten to 12th grade by 325 students or more?

tr Yes EItrto

Septem,€,r 1,2010

il,PA1f+oo4 dw?lls-OOa
EXH'BIT G



Applicant Comments

This page can be used by the applicant to support the regulatory zone amendment request and should
address, at a minimum, how one or more of the findings for an amendment are satisfted. (Please refener
to Article 820 of the Washoe County Development Code for the list of Findings.)

1. Consistencv with Master Plan: ls the proposed amendment in substantlal compliance with
policies and action programs of the Master Plan?

The proposed amendment is in substantial compliance with the action pr@rams and policies
the Master Plan as outlined in the analysis section of the application.

Response to Changed Conditions: Does the proposed amendment respond to
conditions or further studies that have occuned since the Master Plan was adopted by the
of County Commissioners and does the requested amendment represent a more desi
utilization of land?

The proposed amendment responds to a demand for residential housing in the area. The
and location of public services and facilities is also influencing a more desirable utilization of
land from commercial to residential. There is available vacant commercial land in the vicinig
meet current and future commercial development demands.

Desired Pattem of Growth: Does the proposed amendment promote the desired pattern for
orderly physical growth of the Coun$ and guide development of the County based on
projected population growth with the least amount of natural resource impairment and
efficient expenditure of funds for public services?

The proposed amendment responds to the desired pattem of growth by transitioning
commercialand industrial land uses to rural land uses.

Septemtur 1,2010
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Reg u lato ry Zone Amendment
Supplemental I nformation

(Allrequked lnformation may be separately attached)

Chapter 110 of fte Waslre County Code ls comnonly known as he Development Code. Specific
referenes to Regulatory Zone amendments may be found ln Article 821, Amendment of negutatory
Zone.

Please complete thls questionnaire to ensure consistent revlew of your request to amend the Washoe
County Zoning Map. Please provide a brief explanatlon to all questions an*vered ln the affirmafive.

1. Please describe fie Regulatory Zarre amendment request

Requested yitft t!i9 aqgtlcation is a Regulatory Zone Amendment to change current zoning of 2Srl-
acres of lndustria! (0, 17.84+l-acras of Commercialand 1.99+/- acreas of Open Space (6q to
MEdlum Denslty Suburban (MDS)

Llst the Following information regarding the property subject to the Regulatqry zoneAmendmenl

a. What is the location (address, assessols parcel number or distance and direction frorn nearest
intersection)?

The property location is 370 Calle De La Plata in the Spanish Springs Valley. The parcet is
abot;f.Tt mile east of the intersectlon with the foramid Hlghway. lt is APN Siq eAZ-Ol.A tegal
description is atached in the Preliminary Title Reportwhlctr is part of this application.

MPAI5-004 & RiZAl5-006
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b. Please llst the bllowing (attach additionalsheet if necessary):

c. lMrat are the regulatory zone designations of adjacent parcels?

Zoning Use (residential, vacant, commercial, etc.)

North LDS Residential

South MDR/I VacanUResldential

East GR Residential

West cil Vacant

3. Describe the existlng conditions and uses located at the site or in the vicinlty (i.e. vacant land,
roadways, easements, buildings, eto,):

The e{sting condition is vacant land that has direct access from Calle De La Plata. There are no
buildings on the site. Calle De Le Plata is a planned arterialstreet in the regional road network.
There will be two direct access points proposed to that street because therE is about % mile
frontage along iL

APN of Parcel
Master Plan
Deslonation

Current
Zonlno

Existing
Acres

Proposed
Zonino

Proposed
Acres

594-562-07 lndustrlal I 20 MDS 20
n Commercial Nc/O 17.U MDS 17.U
r Ooen Soace os 1.99 MDS 1.99

MPA15404 & RZAlUni
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Describe the natural resources associated wlth the site uMer conslderation. Your descrlption shoutd
lnclude resource characteristcs such as water bodies, vegetation, topography, mlnerat's, soils and
wildlits habitat

The site is consldered flat in grade as it is loeted at the norlh end of the Spanlsh Sprlngs Valtey.
There are no bodies of water on the slte. A small portion of tlre slte ls located within'a fl6od zone.
The vegelation is typiel norhem Nevada scrub wlttr moderate sagebrush cover. There are no
minerals ftat we know of at this tma Also, there is no wlldllfe habiEt on the property.

Does the property contain development constraints such as floodplain or floodways, weflands, slopes
or hillsldes in excess of 15olo, geologlc hazards such as active faults, significant hydrologic resources
or major drainages or prime f-armland?

B Yes nNo

Explanation:

There are no actfue hults on the site. Nor are there any hiltslde or mountainous areas given the flat
nature of the slte and larger valley area. lt is not subject to flash flooding as it it not near a stream or
rlparlan area. lt is located near the Spanish Springs wash (per FEMA) and wittrin the limits of ttre AO
100 year flood zone-

Please describe whether any archaeological, historic, cultural, or scenic resourcEs are ln the vicinlg
or associated with the proposed amendment

B Yes ENo

Explanatlon:

There are no archaeological, historiq culfural, or scenic resources on the site or ln the immedlate
vicinity of the proposed amendment area.

MPA15.O04 & R;U1&0A6
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7. Do you own sufficlent water rights to accommodate the proposed amendmenf,? (Amendment
requests in some groundwater hydrographlc baslns [e.g. CoH Springs, Warm Springs, etc.] require
proof of water righb be. submited with appllcations. Please prwide copies of alt wat6r riln6
documenE, including chain of hlJe to the original water right holder.)

e. Title of those dghts (as filed with tre State Engineer in the DMsion of Water Resources of the
Departnent of Consenafron and Natural Resources):

\Ahter rights title athched.

f. lf the proposed amendment lnvolves an lntensiffcatlon of land use, please identif, how sufficient
water rights wil! bE available to serve the additional development

Addifionalwater dghts will be purchased ftom the water purveyor attime of development if required.

MPA|&oM & RZAI5-006
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lf yes, please Hentfy the followlng quantlties and documentation numbers retatfue to Sre water rlgtrc:

a Permit# 71998 acr+feet peryear 47.0

b. Certficate # acre-feet per vear
c. Surface Glalm # acr+feet Dervear

d. Other# acre-feet per vear



8. Please describe the source and timing of the water facilities necessary to serve the amendment

a. SystemType:

O Individualwells

tr Prfuate unter Providel:

I Publicuater Provider Truckee Meadows Wabr Authority

b. Available:

I Now I O 1-3 years tr 3-Syears ltr 5+years

c. ls this part of a Washoe County Gapital lmprovemenb Program project?

tr Yes nNo

lf a public facility is proposed and is cunently not listed In the Washoe County Capltal
lmprovements Program and not available, please describe the funding mechanism for ensuring
availablll$ of water service:

Truckee Meadows Water Authori$ is the municipal provider of community potable water service
lor this properly. The area is not listed in the CIP for any public facility lmprovements.
Therefore, the water service to the site wlll be privately funded with devetopment of the profecl
\ltlater service is available on the west side of Pyramid Highway and in the viclnity of the proJect
It wlll be connected to the site when a project is proposed.

9. What is the nature and timlng of sewer services necessary trc accommodate the proposed
amendment?

a. SystemType:

tr lndividualseptic

E Public system Provider: Truckee Meadows lJlJhter Authority

b. Available:

E Now El 1-3 vears tr 3-Svears tr 5+ vears

c. ls thls part of a Washoe County Capital lmprovements Program projecf?

tr Yes nNo

MPAI5-004 & R;z,1&006
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d. lf a public facilis is proposed and ls cunenty not listed in the Washe County Capital
lmprcvements Program and not available, please describe the funding mechanism for ensuring
availabili$ of sewer service. lf a private system is proposed, please describe the system and the
recommended locadon(s) for he proposed taclltg.

Wasfioe County Departnent of lAlater Resources is the munlclpal provlder of community sewer
seMce for $is property. The area is not listed ln the GIP for any publlc tsciltty sewer
improvements. The sewer senrlce to the site wlll be privately funded witr development of he
project at a future date when a proJect ls proposed. lt ls cunently located on the west sidE of
Pyramid Hlghway.

10. Please identiff the street names and highways near the proposed amendment that will carry trafilc to
he regional freeway system.

Calle De La Plata - This is the planned arterial sfeet that fronts the project and provides 2 means of
direct access. lt connects to the Pyramid Hlghway.

Pyramid Highway is the primary north/south route into the rest of the region and provides a direct
connecfon to McCanan Blvd, an Expressway, and the 140 freeway.

11. Willthe proposed amendment impaot existng or planned transportation systems? (lf yes, a traffic
reportwill be required. See athched Traffic lmpact Report Guidelines.)

E Yes ONo

12. Community Services (provided and nearesttscility):

a. Fire Straflon Truckee Maedows Fhe Statlon #17 (La Posada & Rockwell

b. Health Care Facilitv Renown Medical Group (Los Altos & Pyramid Hrvy)

c. Elementary School Spanish Sprinss Elementary (100 Marllvn Mae Dr)

d. Middle School Yvonne Shaw Middle School (600 Eaqle Canyon Dr)

e. Hioh School Spanish Spdngs High School(1065 Eagle Canyon Dr)

f. Parks Sugarloaf Peak Park (Calle De La Plata, east of project location)

o. Librarv Spanish Springs Library (7110 Pyramld Hwyl

h. Citihre Bus Stoo None in the lmmediate area atthis time

MPAI5-A04 & NZAI5-006
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Proiects of Reglonal Signiftcance lnformation - for Regulatory Zone Amendments
Nevada Revlsed Statutes n&020 deflnes "Prolecb of Regional Signifiene.' Regutatory Zone
amendment requesb for propertes within the jurisdlctfon of the TruckeL Meadows neglonal planning
Commlssion fiMRPC) must respond to the following questlons. A nYes'anssrer to any-of tre followini
questlons may result ln the appllcatlon being refened first to the Truckee Meadows n-eglonat plannini
Agency for submissiol 

-?s 
a project of regional signiftcznce. Appficants should consult-wlth County oi

Regional Plannlng staff if uncertaln about flre mmnlng or applicabliity of these questons.

1. Will the full development potential of the Relulatory Zone amendment lncreaso employment by not
less than 938 employees?

2. Wll the full development potentlal of the Regulatory Zone amendment increase housing by 620 or
more units?

O Yes ENo

Will the full development potential of the Regulatory Zone amendment lncrEase hotel
accommodations by 625 or more rooms?

Wll the full development potential of the Regulatory Zone arnendment increase sewage by 1g7,800
gallons or more perday?

tr Yes XNo

Will the full development p^otential of the Regulatory Zone amendment increase water usage by 625
acre-feet or more per year?

O Yes nNo

\Mll the full development potential of the Regulatory Zone amendment increase fiaffic by 6,250 or
more avemge daily trips?

tr Yes ANo

7. l/l/ill the full development poten$al of the Rqulatory Zone amendment increase the student
population from kindergarten to 12'n grade by 325 students or more?

tr Yes iNo

MPA|&004 & RA15.006
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Appllcant Comments

This page gan be used by the appllcant to support the regulatory zone amendment request and should
address, at a mlnimum, how one or morc of ttre findlngs for an amendment are satisfied. lRtease referer
to Article 821 of the washoe county Development code for the li$ of Findings.)

Please refer.to the proJect appllcaton documents included Mth this application package 6r addifionat
analysis and supporfing documentafron regarding the proposed reguhtory zonlng amendmEnl

MPA|5-004 & NAl&006
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PROPERTY TAX INFORMATION
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Balances for Permit Number: 71998 Status: Permitted

Wll Serve #
or Credit Prolect Name Prolect Tvpes Dutv Clalm f Oate

House, James 8., trustee of the James B. House LivinE Trust
oREDIT Futuro Development -10.575 BB/8Ba 9,.tsl2o09

Spanish Springs lot 534-562-07 _
Assignmenl South Reno lnvestors, LLC lo James B -36.425 88/88a 911512009

House Trustee of the James B. House, Living
Trust

TotaluncomittedAffor House, JamesB, trusteeoftheJ 1ffi0-----l

Housing Resources Company, L.C. 55o/o, Gatewav Companv, L.C. 45o/o
CREDIT Mountaingate Ph. 2A-3 16lots -1.04 W

W201&034 Mountarngate Ph. 2A-3 16 lots TMWA 11olo

lnterim Creek Exchange TIIAIVA 11% - Meter Retrolit review fee of $17,375 deposited in separate account for future when
WACO and TMWA combined

Total uncomitted Af for Housing Resources Company, L. FTG00-]

Ryder Homes of Nevada, lnc.
CREDIT Future Development -31 434 88/88a 712012005

31.434 88/88a 712012005

.4.991 88/88a 212112008

Assignmenl Ryder Homes of Nevada, lnc lo South Reno
lnvestors, LLC

CREDIT frtrr" O.r.opt"r*nt Subdivision

ASSIGNMENT Ryder Homes of Nevada, lnc. to South Reno Subdivision 4 991 88/88a 212112008
lnvestors, LLC

Total uncomitted Af for Ryder Homes of Nevada, lnc lO-ObTd----l

South Reno lnvestors, LLC
Assignment Ryder Homes of Nevada, lnc to South Reno

lnvestors. LLC

ASSIGNMENT Ryder Homes of Nevada, lnc. to South Reno
lnvestors, LLC

Assignment Soulh Reno lnvestors, LLC to James B.
House Trustee of the James B. House, Living
Trust

SuMivision

-31 434 88/88a 7l20l200s

-4.991 88/88a U2112008

36425 88/88a 911512009

Total uncomitted Af for South Reno Investors, LLC t0O000 
----l

Villaqe at Arrowcreek Parkway, LLC
2013-010 Village at Arrowcreek Apartments

20S,apartments

2013-010 Village at Anowcreek Apartments

208_apartments

Commercial

WC 58% Drought Yield

RF I79 88/88a 413012013

18.89 88/88a 413012013

MPA15-004 & RU15-006
' e*EXlilBlT Gffi



UVlll Serve #
or Credlt Prolact Name

2013-010 MllageatAnowcreekApartmenls
ProlsotTvpes Duhr Glalm # Date

26.09 88/88a 41fi2l013
208 ap{Eerts _ .. ..

CREDIT Future Dwelopmenl .-54.n 8U88a W

Total uncomltted Af for Village at Anowcreek parl$lay, L Fm00--l

TotalWC dedloated, uncomltted duty 71998 48.04m
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NO. 71998
AppLrcATroN FoR pERMIssIoN. To cHAI{cE bomr or onrnsron, MAIINER

OT USE AND PLTCE OB USE OF TIfE PIIBLIC WATERS OB IUE STAIE O['
NEVN)A HERETONONE APPROPRIATEI)

prle 6gfiling iu Stab Engincede Offioe rrRC ln lflld

Retumed o ryplicant for conedion

Coseced aprplicdion filed

Map ftId{ DEC m r0{ld

Tho ryplicant RYDEREOMES Of MVADA INC. makcS applicalion ftrpennissionto

clrango &c ronrr oF DIVERSIoN PII\Cts OF USE AIID MANNER Or USE OI'A
FOR1ION of wder herctoforc appropriand undcr ClatuBS #S and 88ri of 6e Tmekee Rlvcr

Ilecreq eatd decree effcr€d ln the Dlsfist Court of lhe Unt&d Sbte for Nwada h thet

certsh rcflon enlitte{ olte Unlted States of Anedcq Plstnli$ vs. Or Wrter Ilitctr

Company, et aL, Ildendan$' ln Equtty Docket No. A-3.

1. Ths source ofwater is TRUCIGE RrvER

2. The srount of wars to bc chaoged Lm cIE NOf TO EXCEDD 190.17 ACRE FEET

AI{NUALLY

3. Thc water to be used for MUMCIPAL

4. The wuer heretobrp permi[ed for AS DECREED

5. The cratcr is lo be divcrtcd at 0re followiag poiDt sEE EXEIEIT aA" AITACTIED EEREIO
AND MAP SUPPORIING APPLICAION 71534 ON FII,E WIIE THE STATE

ENGINEER

6. The oristing pemited point of divcrsion is localed witbin NE% SW% OF SECIION tl,
T.19N,R18E"-M.D.B.&M'oRATAFoINTrRoMwmcgTImsoUTHEAsT
CORX{ExI, OT SAII} SECIION 3T BEARII S. 62" 04' E. A DISTAI{CE OT 3195.OO EEEf,

(stEArYrBoAr cAr{AL).

7. Prroposerl place of use sEE E)(trIBIT ..B' AITACEH) BERETO AI{D MAP

surOnrmrb ApPLICATION 71s:14 ON FILE WIfs lUE NEVAIIA sTATE

ENGII\IEER"

8. ExistiEg place ofuse SECIION 20' T.lBN.' R208.! MD.B'&SI
SW%SE%'1237ACBEII
NWYr SE% - 0.115 SEE lt{AP TR'018
NE%S\il7r- 14.175

SE% SWZr - 20.t8 TOTAL; 47'4t5

9. Use witl be tom JAI{UARY 1 to DECEMBER 31 of rch year'

10. Use was permittod trom AS DECREED

I l. Deuiption of poposert wo*s WAIER WILL BE DTVERTED BY UXISf,ING IMWA
AllD/oR wAsuoB colnflY f,'AqLIIIES, TREA:IED AI{D PLI\CED INTO EIOSTING

DISTBXBTMON SYSTtsIVIS OF I}TIYA AI{D/OR WAIIEOE COUNIY'

12. Estimated cost of works EXfSfi{G

13. Estimated timc requircd to oonstrust works EXIIITING
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14. E$imed time requircd to complete tho application ofwdcr b bEodcial ruc TEN YEAf,ll

15. Rcms{cs:
By ROBERTE nnXU

&/ Robcrtf-nre
36II B. RIVERVIEW CIRCI,E
RBtOrr'w89509

ConpereA

APPROVAL OF STATE EM}INEER

dhl.s Le to certlfy tbBt I have e*aol.ued the forcgoiug apllcaE:l.olr, o.d do
bcrr&u gtrlat thG eEE, subjet to the Eol.lorbg li$lEariors and coDditi@e:Ilris perurit, to change the BoinE of dl-verslon, tnaruterr.of, use
and place of use of a portion of'the waters of the Tnrckee River
as beretofore grented under Clain 88/88a, ,fruckee River FinaL
Decree is issued subject to Ehe terms and conditlons i-rposed ia
said. decree and with the r.rndersEandLng Ehat, uo other rllhts on
Ehe source will be affected bV Ehe change proposed herein. A
suitable rneasuring device mrst be instalLed and accuraEe
meaEurements of, taEer placed to beneflcl_al use rmrst, be kept.

Thls perndt does not exteDd. the perrnittee the right of
tngresq aad egness on pubLic, prLvate or corf)orate landE.

Ttre Lssriance of this perrait does aot waive tbe requirements
thaE tho permit, hold,er obtain other perurits from State, peaeral
and loca1 agencies.

(COIIITINUED ON.'EAGE 3)
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fre aoorat of, rratea to be at[,robriaded €hdl 56'1tntg66 to th. e6uat r.Llch caB b€
aplted to boeflclal uae, and rot to sxce€d 1.02{ cublc feet Den sccdd, but not
to exseql 190.U aara-foad Bt dso:aasd

rsolk Erat, be prosecuted tritJr recgoDlble dlllgeoce and bG cqrlEt€d
o or before:

NZI

Itoof of cqrlecio ot sork abalI lre ftledl oa c beforer
u/a

l{atcr Erst be placEd to baraflclal uae oB or bcfote:
lrav 5, 2015

Proof of the aurlicatio of wator to beoeficial uoa Bxa1l bo flled o or betore:
ilrtae 5. 2015

uap in guDDort of proof of bsreflclat uac gba11 bo ftlell on or befote:
N/A

t{ EESIXr60[W lllEnEOF, t, HIXIS RrCCr, P,8.,

State Egl!8er of Navadq, bava h€Eerrrto EeE

ry haad and thE aeal of ry

Ccqrletlon of uork liled

Proof of'barcflelal uge f,iled

Gl1tural mp ftlEat

certificate No. r!Bu€d
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 15, 2015

YOUR QUESTIONS ANSWERED QUTCKLV

Why did you perform this study?

This report presents the findings of a Traffic lmpact Study Update completed for the proposed

land use change on an approximately 40 acre property known as Sugarloaf Ranch Estates, located

in Spanish Springs, NV. This report is intended to update the previou s Villoge ot the Peok Troffic

lmpoct Study - Sugorlool Peok Property, Moy 2072.

What does the project consist of?

The land use and quantities are proposed to change from 360 multi-family units in the previous

study to 119 single-family housing units.

How much traffic will the project generate?

The proposed project is anticipated to generate 1,139 total daily trips, 89 total AM peak hour

trips (22 inbound and 67 outbound), and 120 total PM peak hour trips (72 inbound and 48

outbound). These trip generation estimates are approximately 45o/oto 50o/o lower than the traffic
generation of the previously contemplated 360 unit multi-family project.

Are there any traffic impacts?

The Pyramid Highway/Calle de la Plata intersection operates at LOS "F" with or without the

addition of the project traffic. The project adds traffic to this intersection and exacerbates the

LOS "F" conditions.

With the RTP planned improvements, the intersection is anticipated to operate at acceptable LOS

conditions in 2030.

What are the recommendations?

We recommend installing a traffic signal at the Pyramid Highway/Calle de la Plata intersection.

The Spanish Springs Area Plan recognizes that a traffic signal is needed at this intersection to
address the current situation.

The subject intersection operates at LOS "F" and meets MUTCD traffic signal warrants even

without the addition of the project traffic. Hence, we recommend that the project apply for RRIF

Waivers/Offset and construct the signal as an offset to its impact fees. Under the Existing Plus

Project scenario, the existing lane configurations are shown to provide acceptable LOS with the

traffic signal.

Tneprlc
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 15, 2015

INTRODUCTION

This report presents the findings of a Traffic lmpact Study Update completed for the proposed

land use change on an approximately 40 acre property known as Sugarloaf Ranch Estates, located

in Spanish Springs, NV. This report is intended to update the previously approved Villoge ot the

Peak Troffic lmpoct Study - Sugorloof Peok Property, Moy 2012.This study assesses the potential

traffic impacts at the Pyramid Highway/Calle de la Plata intersection and at the access locations

on Calle de la Plata associated with the proposed project. This traffic impact study has been

prepared to document existing traffic conditions, quantifu traffic volumes generated by the

proposed project, identify potential impacts, document findings, and make recommendations to

mitigate impacts, if any are found.

The updated land use consists of 119 single-family units (as opposed to 360 multi-family units in

the previous traffic study).

Study Area and Evoluoted Scenarlos

The project location and the study intersections are shown in Figure 1. The following study

intersections were analyzed :

o Pyramid Highway/Calle de la Plata

o Calle de la Plata/Driveway A

o Calle de la Plata/Driveway B

This study includes analysis of both the weekday AM and PM peak hours as these are the periods

of time in which peak traffic conditions are anticipated to occur. The analysis scenarios include:

o ExistinB Conditions

o Existing Plus Project Conditions

o 2030 Background Conditions

o 2030 Plus Project Conditions

Anolysis Methodology

This update utilizes the same analysis methodology used in the previous study. Please refer to

Villoge ot the Peok Traffic tmpoct Study - Sugarloof Peok Property, Moy 2012 lAppendix E).

TnerrEc
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 15, 2015

Level ol Seruice Policy

The 2035 Regional Transportation Plan (2035 RTP) establishes level of service criteria for regional roadway

facilities in Washoe County, the City of Reno, and City of Sparks. The current Level of Service policy is:

o "All regional roadway facilities projected to carry less than 27,0OO ADT at the latest RTP horizon -
LOS D or better."

. "All regional roadway facilities projected to carry 27,00O ADT or more at the latest RTP horizon -
LOS E or better."

o "All intersections shall be designed to provide a level of service consistent with maintaining the
policy level of service of the intersecting roadways".

NDOT maintains a policy of LOS D or better on their facilities. Since Pyramid Highway is an NDOT

facility and ADT on Calle de la Plata is anticipated to be less than 27,OOO vehicles per day, LOS "D"

is the LOS criteria for this study.

EXISTING TRANSPORTATION FACI LITIES

Transportation facilities near the study area essentially remain unchanged compared to the
previous approved study. Please refer to Villoge ot the PeakTroffic lmpoct Study - Sugorloof Peok

Property, Moy 2012 for a description of existing conditions.

EXISTING CONDITIONS

Existing Troffic Volumes

Existing traffic volumes at the study intersections were determined by new collecting turning

movement counts during the AM and PM peak periods. The counts were conducted on

September L0, 2OL5, an average mid-week day. The existing peak hour intersection traffic
volumes and lane configurations are shown on Figure 2 attached.

Existing lntersedion Level of Seruice

Level of service calculations were performed using the existing traffic volumes, lane

configurations, and traffic controls. The results are presented in Table 1 and the calculation

sheets are provided in Appendix A, attached.

Table 1: Existing Conditions lntersection level of Service Summary

lntercection
Wonst

Approach

AM Peak PM Peak

LOS Delay LOS Delay

Pyramid Hwy/Calle de la Plata Westbound F >100 F 53.6

Thaprlc
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 15,2015

As shown in Table 1, the Pyramid Highway/Calle de la Plata intersection (worst approach)

currently operates at LOS "F" during both the AM and PM peak hour. The project driveway

intersections do not exist at this time.

Existing Roodway Level of Service

Since the peak hour volumes at the study intersections were found to be consistent with the

2012 study, the prior road segment analysis is deemed valid. Please refer lo Villoge at the Peok

Troffic lmpoct Study - Sugorloof Peok ProperA, Moy 2072lor existing conditions road segment

analysis. Based on the prior findings, the study roadway segments function at acceptable LOS.

Signol Worro nt Analysis

A preliminary Signal Warrant Analysis was performed to determine whether or not a traffic signal

would be warranted at the Pyramid Highway/Calle de la Plata intersection under existing

conditions. The warrant analysis was completed based on nationally accepted standards outlined

in the current edition of the Manual on Uniform Traffic Control Devices (MUTCD). The Warrant 2

- Four-Hour Vehicular Volume and Warrant 3 - Peak Hour signal warrants were analyzed based

on the existing traffic volumes.

Warrant 2. Four-Hour Vehicular Volume

]6
!
c;
I

I
E'*It
I

I
d

.dI
lm

505mM
tLJcr $Ed - Idl 6t Both Atoal- . V.Hd.l P.r H@ (vPxl

MUrCD Flgur€ 4C-Z WhIrln a Fqr-Hour vrrrldrht Volumo (7!16 Fartorf

w{-*y

Exhibit 1. Warrant 2 Summary
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 15, 2015

This warrant requires that the traffic volumes for four hours of the day fall above the appropriate
curve (2 or more lanes & 1 or more lanes) in Exhibit 1. Using Figure 4C-2 of the MUTCD, we
plotted the points for major/minor street traffic. As shown in Exhibit 1, multiple hours fall above

the curve (2 or more lanes & L or more lanes). Hence, Warrant 2 is met.

Warrant 3. Peak Hour

Warrant 3 has two criteria, Criteria A and Criteria B.

Criteria A has three parts. Part 1 requires stopped time delay on one leg of the minor street to be at
least four (4) vehicle-hours. Using the traffic volumes and delay values calculated using the AM Peak,

the average of 395.2 seconds per vehicle was multiplied by the 100 vehicles (worst approach) and

divided by 3600 sec/hour to obtain the total delay which is 10.97 hours. Part 1 is met. The volume on

minor street approach is more than 150 vehicles per hour. Part 2 is met. The total entering volume
serviced during the same hour exceeds 800 vehicles per hour. Part 3 is met. Hence, Criteria A is met.

Criteria B was evaluated by plotting the points for major and minor street traffic using MUTCD Figure

4c-4. since only one point would need to fall above the curve, criteria B is met,

Since both Criteria A and Criteria B are met, Warrant 3 is met.

MUTCD Rturo 4C-4. Ttartart 3, Peal Hour 170!6 Factorl

H! 
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Exhibit 2. Warrant 3 Summary
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 15,2015

Since the traffic volumes meet both Warrants 2 and 3, a traffic signal is warranted at the Pyramid

Highway/Calle de la Plata intersection.

PROJECT GENERATED TRAFFIC

Projed Description

The proposed project consists of 119 single-family units, as opposed to 360 multi-family units in

the previous traffic study. The project location is shown in Figure 1.

Project Access

The project proposes two access driveways on Calle de la Plata. Both the driveways are proposed

to be side-street STOP controlled with single-lane approaches.

Trlp Generation

Trip generation rates for the proposed project were obtained using the Trip Generotion Manuol,

&th Edition, published by the lnstitute of Transportation Engineers.

Table 2 provides the Daily, AM Peak Hour, and PM Peak Hour trip generation calculations for the

proposed project based on the ITE Trip Generation Manual. Detailed calculations of the trip

generation estimates are provided in Appendix B.

Table 2: Trip Generation Estamates

lTE Land Use (f)
Size

(unib) Daily

AM Peak Hour (Total

Triml
PM Peak Hour (Total

Trlos)

Total ln Out Total ln Out

Single Family Housing (210) 119 1,139 89 22 67 120 72 48

TOTAT 1,139 89 22 67 L20 72 48

As shown in Table 2, applying the ITE Trip Generation Manual trip rates, the proposed project is

anticipated to generate 1,139 total daily trips, 89 total AM peak hour trips (22 inbound and 67

outbound), and 120 total PM peak hour trips (72 inbound and 48 outbound).

These trip generation estimates are approximately 45%to 50% lower than the previous 360 unit

multi-family project.

Th.errlc
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 15,2015

Trip Distrtbufion and Asslgnment

This analysis utilizes the same trip distribution and trip assignment developed in the previous

study. Please refer to Villoge ot the Peok Traffic tmpoct Study - Sugorloof Peak Property, Moy
2012.

EXISTING PIUS PROJECT CONDITIONS

Trofflc Volumes

Existing plus project traffic volumes were developed by adding the project generated trips (Figure

3) to the existing traffic volumes (Figure 2) and are shown on Figure 4, attached. The "Plus

Project" condition Peak Hour Factors (PHF) and travel patterns were assumed to remain the same

as existing conditions.

lntersedion Level of Seruice Analysis

Table 3 presents the level of service analysis summary for "Plus Project" scenario. Detailed

calculation sheets are provided in Appendix C, attached.

Table 3: Existing Plus Project lntersection tevel of Service Summary

As shown in Table 3, the Pyramid Hwy/Calle de la Plata intersection continues to operate at LOS

"F" with the addition of the project traffic, during both the AM and PM peak hours. The project

driveways would operate at LOS "A" during both the peak hours, with the addition of the project

traffic.

With a traffic signal, the Pyramid Hwy/Calle de la Plata intersection would operate at LOS "A/8"
with the existing lane configurations.

TnerrEc
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lntercectlon
Worst

Approach/
Control

Edsting Exlstlng Plus Prolect
AM Peak PM Peak AM Peak PM Peak

tos Delav tos Delay tos Delay tos Delay

Pvramid Hwv/Calle de la Plata WB F >100 F 53.5 F >100 F 96.5

Pyramid Hwv/Calle de la Plata Signalized NA NA NA NA B L5.2 A 9.2

Calle de la Plata/Dwv A SB NA NA NA NA A 9.2 A 8.7

Calle de la Plata/Dwv B SB NA NA NA NA A 9.0 A 8.8
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 1.5,2015

Roadwoy Level olSerulce Anolysls

Table 4 shows the Existing Plus Project conditions roadway LOS.

Table 4: Existing Plus Project Roadway Level of Service Summary

As shown in Table 4, the study roadway segments are anticipated to operate at acceptable LOS

conditions with the addition of the project traffic.

Sig no I Wa rro nt Analysi s

The Four-Hour Vehicular Volume and Peak Hour signal warrants are met under existing

conditions at the Pyramid Highway/Calle de la Plata intersection. Therefore, with the addition of
project traffic, these warrants are also satisfied under Existing Plus Project Conditions. A traffic

signal is recommended at this location.

2O3O BACKGROUND CONDITIONS

The 2030 Background Conditions remain unchanged from the prior study. Please refer to Village

ot the Peok Trollic lmpact Study - Sugarloof Peok Property, Moy 2072. The report is attached in

Appendix E.

Note that a traffic signal is assumed in the 2030 Background Conditions scenario based on the

improvements outlined in the 2035 RTP and the prior study. The 2030 background traffic volumes

and long-term lane configurations are shown in Figure 6.

2O3O PLUS PROJECT CONDITIONS

Trallic Volumes

Year 2030 plus project traffic volumes were developed by adding the project generated trips to

the 2030 background traffic volumes. The 2030 plus project traffic volumes and long-term lane

configurations are shown in Figure 7.

Tnnrrlc
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Roadway Segment
Funttonal

Claslffcadon
fl lanes

Exisdng
Exlstlng Plus

Prolect

ADT LOS ADT ros
Pyramid Hwv N/O Calle de la Plata High Access Control

Arterial

2 4,400 B 4,575 B

Pyramid Hwy S/O Calle de la Plata 2 10,000 c 10,918 c

Calle de la Plata E/O Pyramid Hwy Low Access Control
Collector

2 L34A c L,397 c

Calle de la Plata flO Pyramid Hwy 4 5,480 c 5,538 c

wri'*y



Traffic lmpact Study Update
Sugarloaf Ranch Estates

September 15,2015

lntersedion Level of Seruice Anolysis

Table 5 presents the level of service analysis summary for "2030 Plus Project" scenario. Detailed
calculation sheets are provided in Appendix D, attached.

Table 5: 2030 Plus Prolect lntercection Level of Service Summary

lntersectlon
lntersectlon

Control

AM Peak PM Peak

tos Delay ros Ilelay
Pyramid Hwy/Ca]]e de la Plata Signal c 28.4 D 46.1

Calle de la Plata/Dwy A TWSC B 70.7 c 15.1

Calle de la Plata/Dwy B TWSC B 11.9 c 15.8

As shown in Table 5, all the study intersections are anticipated to operate at acceptable LOS

conditions under 2030 Plus Project conditions. This scenario includes a traffic signal at the
Pyramid Highway/Calle de la Plata intersection and a variety of improvements outlined in the
2035 RTP.

Roodwoy Level of Seruice Anolysis

Table 5 shows the 2030 Plus Project conditions roadway LOS. The planned roadway segments
are anticipated to operate at LOS "C" with and without the addition of the project traffic.

Table 6: 2030 Plus Project Roadway Level of Service Summary

Roadway SeBment
Functlonal

Classlf,cation
fl lanes

2(B0
2030 Plus

Prolect

ADT tos ADT tos
Pyramid HrW N/O Calle de la Plata High Access

ControlArterial
4 26,O70 c 26,240 c

Pyramid Hwy S/O Calle de la Plata 6 47,L90 c 47,879 c
Calle de la Plata E/O Pyramid hwy Low Access

Control Collector

2 3,930 c 4,LO2 C

Calle de la Plata W/O Pyramid hwy 4 10,730 c t0,787 c

Therrlc
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Traffic lmpact Study Update

Sugarloaf Ranch Estates

September 15,2015

CONCLUSIONS & RECOMMENDATIONS

The following is a list of our key findings and recommendations:

o The land use density has been reduced from 360 multi-family units to 119 single family

units.

o The new land use generates approximately 45o/o to 50% fewer trips compared to the

previous project.

o The Pyramid Highway/Calle de la Plata intersection currently operates at LOS "F" during

both the AM and PM peak hours.

o The Pyramid Highway/Calle de la Plata intersection will continue to operate at LOS "F"

with the addition of the project traffic (with increased side street delays).

o Existing peak hour traffic volumes at the Pyramid Highway/Calle de la Plata intersection

meet the Four-Hour Vehicular Volume and Peak Hour signal warrants per MUTCD

guidelines. These warrants are met with or without the addition of the project traffic.

o We recommend installing a traffic signal at the Pyramid Highway/Calle de la Plata

intersection to improve the LOS as it operates at LOS "F" and meets MUTCD signal

warrants even without the addition of the project traffic. The Spanish Springs Area Plan

recognizes that a traffic signal is needed at this intersection to address the current

situation.

o Adequate roadway and intersection improvements are planned within the Regional

Transportation Plan to accommodate the future regional growth in the project area.

o The study intersections and roadway segments are anticipated to operate at acceptable

LOS conditions in the year 2030.

o We recommend the project enter into a Regional Road lmpact Fee (RRIF) offset/waiver

agreement with Washoe County and the Regional Transportation Commission for

construction of a traffic signal at the Pyramid Highway/Calle de la Plata intersection. The

existing lane configuration is shown to provide acceptable LOS conditions with a signal in

place. lf a signal is constructed prior to this project (by others) and an offset/waiver is not

feasible, the applicant's mitigation responsibility will be payment of the standard traffic

impact fees.

Tnarplc
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HCM 2O1O TWSC
3: Pyramid Hwy & Calle De La Plata 9t1112015

lnlerseclion

lnt Delay, s/veh

Movement EBL EBT EBR

46

IJI'BL WBT WBR NBL NBT NER SEL sBf SBR

Vol, veh/h

Conflicting Peds, #/hr

Sign Conhol

RT Channelized

Storage tength

Veh in Median Storage, #

Grade, %

Peak Hour Factor

Heavy Vehicles, %

Mvmt Flow

Malor/Minor

15 7M1
000

Stop Stop Stop
- - None

0

8992
000

Stop Stop Stop
- - None

105 113 14

000
Frm Free Free

- - None

260

1 292 41

000
Free Fre Fre

- - None

170
-0
-0

85 85 85

111
105 11 2

-0
-0

85 85 85

111
18 8 519

-0
-0

85 85 85

111
124 133 't6

-0
-0

85 85 85

111
1344 48

Maio12Maiorl

Conflicting Flow All

Stage 1

Stage 2

CriticalHdwy

Cdliel Hdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

Pot Cap-l Maneuver

Stage 1

Stage 2

Platoon blocked, %

Mov Cap-l Maneuver

Mov Cap-2 Maneuver

Stage 1

Stage 2

Approach

765 766 368

370 370

395 396

7.11 6.51 6.21

6.11 5.51

6.11 5.51

3.509 4.009 3.309

321 334 680

652 622
632 606

762 782 141

388 388

374 394

7.11 6.51 6.21

6.11 5.51

6.11 5.51

3,509 4.009 3.309

323 327 910

638 611

649 607

149392

4.11

1439286 298 680 - 69 292 910 1172

286 n8 - 69 292
583 622 570 546

553 542 152 607

2.209
1172

411-

2.209
1439

EB

HCM Conhol Delay, s

HCM LOS

Minor Lane/lvlaior Mvmt

3.824,9

C
$ 395.2

F

NBL NBT NBREBLnIEBLn2WBLnI SBL SBT SBR

Capacity (veh/tr)

HCM l-ane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

Noles

- 290 680 76 '1439

- 0,089 0.763 1.548 0.001
. 18.6 25.6 395.2 7.5
.CDFA
- 0.3 7.1 9.7 0

1172
0.105

8.4

A

0.4

-: Volume exceeds capacity $: Delay exceeds 300s +: Computation Not Defined ': All major volume in platoon

Village At The Peak

Existing AM Peak

Synchro 8 Light Report

Page 1
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HCM 2010 nruSC
3: Pyramid Hwy & Calle De La Plata 9t11t2015

fntersection

lnt Delay, sfueh 6.7

Vol, veh/h

Conflicting Peds, #/hr

Sign Con[ol
RT Channelized

Storage Length

Veh in Median Storage, #
Grade, To

Peak Hour Factor

HearyVehicles, %

Mvmt Flow

EBL EBT

9 3179
000

Stop Stop Stop
- - None

0

VIEL WBT WBR

3934
000

Stop Stop Stop

: 
*o':

262 263 71

000
Free Free Free

- None

1 190 10

000
Free Free Free

- None

NBT NBR SBL SBT SBR

fvlajor/Minor Minor2 Minorl Maiorl

0

0

90 90

11
211 11

90

1

1

Maior2

260
-0
-0

90 90 90

111
291 292 79

-0
-0

90 90 90

111
4334

-0
-0

90 90 90

111
10 3 199

Conflicting Flow All

Stage 1

Slage 2

CriticalHdwy

CritielHdrrry Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

Pot Capl Maneuver

Stage 1

Stage 2

Platoon blocked, %

Mov Cap-1 Maneuver

Mov Cap-2 Maneuver

Stage 1

Stage 2

Approaclt

219 219

918 953

7.11 6.51 6.21

6.11 5.51

6.1't 5 51

180 193 82s
786 724
327 339

914 914

u1 224
7.11 6.51 6.21

6.11 5.51

6.11 5.51

180 202 712
329 353

7U 720

1137 1172 217 1135 1138 332 n2 371-

4.11

-

2.209
1 193

1 193

3.509 4.009 3.309 3.509 4.009 3.309

411-

2.209

1 353

147 151 825 112 158 712 1353

147 151 - 112 158

617 723 - 258 277

252 266 - 592 719

SBNBWBEB

HCM Confol Delay, s

HCM LOS

Minor Lane/trlajor Mvmt

12

B

53.6

F

3.7

NBL NBT NBREBLN1EBLN2T,VBLNI SBL SBT SBR

Capacig (veh/tr)

HCM Lane V/C Ratio

HCM Confol Delay (s)

HCM Lane LOS

HCM 95th Totile Q(veh)

1 353

0.215

8.4

A

0.8

- 148 825 123 1193

- 0.09 0.241 0,416 0.001

- 31.7 10,7 53.6 8.DBFA
- 0.3 0.9 1.8 0

Village At The Peak

Existing PM Peak

Synchro I Light Report

Page 1
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Trip Generation Calculations
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Existing Plus Project LOS Calculations

MPA15-004 & R;ZA1&006
AffiBffG



HCM 2010 n /SC
1: Pyramid Hvry & Calle De La Plata 9t1412015

lntensection

lnt Delay, s/veh 122.7

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Vol, veh/h

Conflictng Peds, #/hr

Sign Contol
RT Channelized

Storage Length

Veh in Median Storage, #
Grade, %

Peak Hour Factor

Heary Vehicles, %

Mvmt Flow

Maior/Minor

15 8M1
000

Stop Stop Stop
- - None

Mino12

143 12 I
000

Stop Sbp Stop
- - None

105 113 32

000
Free Free Free

- - None

260
-0
-0

85 85 85

111
124 133 38

Maiorl

3 292 41

000
Free Free Free

170

- None

0

-0
-0

85 85 85

111
18 I 519

.;.
-0

85 85 85

111
168 14 11

8;
1

4

Maio12

0

0

85 85

11
w48

Confliding FlowAll

Stage 1

Stage 2

CriticalHdwy

CfilicalHdwy Stg 1

CrilicalHdwy Stg 2

Follow-up Hdwy

Pot Capl Maneuver

Stage 1

Stage 2

Platoon blocked, 7o

Mov Cap-1 Maneuver

Mov Cap-2 Maneuver

Stage 1

Stage 2

Approach

786 793 368

375 375

411 418
7.11 6.51 6.21

6.11 5.51

6.11 5.51

3.509 4.009 3.309

311 322 680

648 619

620 592

n8 798 152

399 399

379 399

7.11 6.51 6.21

6.11 5.51

6.11 5.51

3.509 4.009 3.309

315 320 897

629 604

645 604

- 67 285 897

-67 285

562 540

- 150 602

WB

*:

4.11

:

2.209
1172

4.11

:

2.209
1412

14121172271 287 680

271 287

579 617

534 529

SBEB

HCM Confol Delay, s

HCM LOS

0.13.524.9

c
$ 832

F

Minor Lane/?ilaior MvMt NBL NBT NBR EBLnI EBLnA/VBLn1 SBL SBT SBR

Capacity (veh/tt) 1172

HCM Lane V/C Ralio 0.105

- 276 680 75 1412
- 0.098 0.763 2.573 0.002
- 19.5 25.2 $ 832 7.6
.CDFA
- 0.3 7.1 18.6 0

HCM Conhol Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

Notes

8.4

A

0.4

-: Volume exceeds capacity $: Delay exceeds 300s +: Computation Not Defined ': All major volume in platoon

Village At The Peak

Existing Plus Prqect AM Peak
Synchro 8 Light Report

Page 1
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HCM 2O1O TWSC
2: Calle De La Plata & Dvry A 9114t2015

lnterseclion

lnt Delay, s/veh 2.2

WBT WBR SBL SBR

Vol, veh/h

Conflicting Peds, #/hr

Sign Conbol

RT Channelized

Storage Leng0r

Veh in Median Storage, #
Grade, To

Peak Hour Factor

Heary Vehicles, 7o

Mvmt Flow

Maior/Ivlinor Maiorl Maior2

13 30

00
Free Fre

- None

85

1

45

0

0

,"1

0

0

0

85

1

0

0

0-
85 85

11
148 0

-0
-0

85 85

11
15 35

126 0
00

Free Free

: 
*on:

38

0

Stop

None

Mino12

Conflicting Flow All

Stage 1

Stage 2

CriticalHdwy

Criliml Hdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

Pot Cap-1 Maneuver

Stage 1

Stage 2

Platoon blocked, 7o

Mov Capl Maneuver

Mov Cap2 Maneuver

Stage 1

Stage 2

Approach

'148- 
:

4.11

2.20; :
1M0

214
148

66

6.41

5.41

5.41

3.509

777

882

959

148-

6.21

3.309

*1

1M0 *1768

768

882

948

SBWB

HCM Confol Delay, s

HCM LOS

Minor Lane/l,laior Mvmt

2.3

EBL EBT WBT WBR SBLnI

9.2

A

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Confol Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

1440

0.011

7.5

A

0

901

0.05

9.2

A
02

0

A

Village At The Peak

Eisting Plus Prolect AM Peak
Synchro 8 Light Report

Page2
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HCM 2O1O TWSC
3: Calle De La Plata & Dwy B 9n4nu5

lntersection

lnt Delay, s/veh

Movement EBL EBT wEr wsR SBL SBR

n
0

Stop

None

85

I
31

10013
000

Free Free Stop
- None

0

00
00
85 85 85

11 1

118 1 4

822
00

Free Free
- None

-0
-0

85 85

11
926

Vol, veh/h

Conflicting Peds, #/hr

Sign Conbol

RT Channelizd
Storage Lengfir

Veh in Median Storage, #

Grade, To

Peak Hour Factor

Heavy Vehicles, 7o

Mvmt Flow

Maior/Minor Maiorf Maior2 Minor2

Conflicting Flow All

Stage 1

Shge 2
CriticalHdwy

CritimlHdwyStg 1

Critical Hdwy Stg 2

Follow-up Hdwy

Pot Cap-l Maneuver

Sbge 1

Stage 2

Platoon blocked, %

MovCapl Maneuver

Mov Cap-2 Maneuver

Shge 1

Stage 2

Aooroach

,,:

4.11

:
2.249

1475

118

6.21

937825

825
910

974

SBWBEB

163

118

45

6.41

5.41

5,41

3.509

830

910

980

3.309

937

HCM Contol Delay, s

HCM LOS

Minoilane/Maior Mvmt WBT WBR SBLnI

2

EBL EBT

I
A

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Confol Delay (s)

HCM Lane LOS

HCM 95th Totile Q(veh)

924
- - 0.037

9

A

0.1

1475

0.006

7.5

A

0

;
A

Village At The Peak

Eisting Plus Prolect AM Peak
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HCM 2010 TWSC
11 Pyramid HUy & Calle De La Plata 9t1412015

fntensection

lnt Delay, s/veh 11.8

Movement - 
EBL EBi- EBR WBL WBT WBR NBL IBT ttBR

-SE-T- 
SET EBR

Vol, veh/h

Conflicting Peds, #/hr

Sign Contol
RT Channelized

Shrage Lengtlr

Veh in Median Storage, #
Grade, %

Peak Hour Factor

Heavy Vehides, %

Mvmt Flow

Maior/Minor

I 7 179

000
Stop Stop Stop

- - None

Minor2

7759
000

Stop Stop Stop
- - None

Minorl

232 263 129

000
Free Free Fre

- - None

260
-0
-0

90 90 90

111
258 n2 M3

.' 
Maiorl

8 190 10

000
Free Free Fre

170

- None

:;:
-0

90 90 90

111
86 6 10

0
-0
-0

90 90 90

'l 11
10 8 199

90

1

I

Malo12

0

0

90 90

11
211 11

Conflicling Flow All

Stage 1

Stage 2

CriticalHdwy

Cdtical Hdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

PotCapl Maneuver

Stage 1

Stage 2

Platoon blocked, 7o

Mov Cap-1 Maneuver

Mov Cap-2 Maneuver

Stage 1

Stage 2

1121 1185 217

2U 2v
887 951

7.11 6.51 6.21

6.11 5.51

6.11 5.51

3.509 4.009 3.309

lU 190 825
771 713
340 340

1117 1119 364

879 879

238 240
7.11 6.51 6.21

6.1't 5.51

6.11 5.51

3.509 4.009 3.309

185 208 683

w 367

768 709

n2

4.11

:
2.209
1353

1353

or:

4.11

:

2.209
1129

115 167 683

115 167

278 297

572 703

150 153

150 153

624 707

266 275

1129

Approach EB WB NB SB

HCM Confol Delay, s

HCM LOS

12.4

B

96.5

F

3.1 03

Minor Lane/MaiorMvmt NBL NBT NBR EBLnI EBLnEVBLnI SBL SBT SBR

Capacity (veh/h) 1 353

HCM Lane V/C Ratio 0.191

- 151 825 128 1129
- 0.118 0.241 0.79 0.008
- 32 10.7 96.5 8.2.DBFA
- 0.4 0.9 4.7 0

HCM Confol Delay (s)

HCM Lane LOS

HCM 95tt' %tile Q(veh)

8.3

A
0.7
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HCM 2O1O TWSC
2: Calle De La Plata & Dwy A 9114t2015

fnterseclion

lnt Delay, slveh

Movement EBL EBT

2.3

WBT WBR SBR

27

0

Stop

None

90

1

30

ilo0
000

Fre Free Stop
- None

0

00
00
90 90 90

11 1

71 00

41 103

00
Free Free

- None

-0
-0

90 90

11
46 114

Vol, veh/h

Conflicting Peds, #/hr

Sign Conhd

RT Channelized

Storage Lengttr

Veh in Median Storage, #

Grade, %

Peak Hour Factor

Heavy Vehicles, 7o

Mvmt Flow

Maior/lriinor Maior2tvta-lort

Confficting Flow All

Stage 1

Stage 2

CdticalHdwy

CilielHdwy Stg 1

CriticalHdwy Stg 2

Follow-up Hdwy

PotCapl Maneuver

Stage 1

Stage 2

Platoon blocked, 7o

Mov Cap-1 Maneuver

Mov Cap2 Maneuver

Stage 1

Stage 2

Approach

4.11

:

2.209
,":

1 536

2n
71

206

6.41

5.41

5.41

3.509

715

954

831

6.21

3.309

994

994692

692

954

804

EB

HCM Control Delay, s

HCM LOS

Minor Lane/lrilaior Mvmt

2.1

EBL EBT WBT WBRSBLnI

8.7

A

Capacity (vehltt)

HCM Lane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th Totile Q(veh)

1 536

0.03

7.4

A

0.1

0

A

994

0.03

8.7

A

0.1
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HCM 2O1O TWSC
3: Calle De La Plata & Dw B 9t14t2015

lntersection

lnt Delay, s/veh

Movement EBL EBT

2.3

WBT WBR SBT SilT
18

0

Stop

None

90

1

20

4633
000

Fre Freo Stop
- None

0

00
00
90 90 90

11 1

5'r 33

28 75

00
Free Free

- None

-0
-0

90 90

11
31 83

Vol, vEh/h

Conflicting Peds, #/hr

Sign Conhol

RT Channelized

Storage Lengflr

Veh in Median Storage, #
Grade, %

Peak Hour Factor

Heavy Vehicles, %

Mvmt Flow

Maior/Minor Maior2 Minor2Maiorl

Conflicting Flow All

Stage 1

Stage 2

CriticalHdwy

CritielHdwy Stg 1

CrilicalHdwy Stg 2

Follow-up Hdwy

Pot Cap-1 Maneuver

Stage 1

Stage 2

Platoon blocked, To

Mov Cap-1 Maneuver

Mov Cap2 Maneuver

Stage'l

Stage 2

Approach

4.11

0 199

-53
_ 146

- 6.41

- 5.41

- 5.41

- 3.509
- 792
- 972
-8M

u:

6.21

3.309

1017

2.209
1558

1558

EB

775 1017

775
972
865

HCM ConfolDelay, s
HCM LOS

Minor Lane/Maior Mvmt

2

CEL EBT WBT WBR SBLnI

8.8

A

Capacity (veh/h)

HCM Lane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

1 558

0.02

7.4 0

AA
0.1

974
0.024

8.8

A

0.1
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HCM 2010 Signalized lntersection Summary
1: Pyramid Hwy & Calle De La Plata 9t14t2015

) +\ t +\1t t \+ I
Movement - - EaL eef eBR waL wBT wBn r.leL HBi Nen sBL sBt san
LaneConfiguralions .l I S \ 1, \ T"
Volume (veh/h)

Number

lnitialQ (Qb), veh

Ped-Bike Adj(A4bT) 1.00 1 .00 1.00 1 .00 1.00 1 .00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 r,00
Adj SatFlow, veh/h/ln 1900 1881 1881 1900 1881 1900 1881 1881 1900 1881 1881 1900

AdjFlow Rate, veh/h 18 I 519 168 14 11 124 133 38 4 U4 48

AdjNo.ofLans 0 1 1 0 1 0 1 1 0 1 1 0

Peak Hour Factor 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0.85 0,85 0,85 0.85

PerentHeavyVeh,To 1 1 1 1 1 I 1 1 1 1 1 1

15 8 U1 143 12 I 105 113 32 3 292 41

7414381852121616
000000000000

520 239 637 U9 37 ?2 374 514 147 512 483 67

0.40 0.40 0.40 0.40 0.40 0.40 0.07 0.37 0.37 0,00 0.30 0.30

1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

1.00 0.00 1 .00 1.00 0.00 0.00 1 .00 0.00 1 .00 1 ,00 0.00 1 .00

ABB BBBB

SatFlow, veh/h 1014 598 1599 801 92 54 1792 1408 402 1792 1616 225

Grp Volume(v), veh/h 27 0 519 193 0 0 124 0 171 4 0 392

Grp SatFlow(s),veh/h/ln 1613 0 1599 947 0 0 1792 0 1810 17V2 0 1841

Q Serve(g s), s 0.0 0.0 14.9 7.4 0.0 0.0 2.3 0.0 3.4 0.1 0.0 9.8

Cycle Q Oear(g_c), s 0.5 0.0 14.9 7.9 0.0 0.0 2.3 0.0 3.4 0.1 0.0 9.8

Prop ln Lane 0.67 1.00 0.87 0.06 1.00 0.22 1.00 0.12

Lane Gp Cap(c), veh/h 759 0 637 508 0 0 374 0 661 512 0 551

V/C Ratio(X) 0.04 0.00 0.81 0.38 0.00 0,00 0.33 0.00 0.26 0.01 0.00 0.71

AvailCap(c_a), veh/lr 1184 0 1082 769 0 0 457 0 1365 6'li} 0 1318

Cap, veh/h

Anive On Green

HCM Platoon Ratio

Upsteam Filte(l)

LnGrp LOS

Uniform Delay (d), s/veh 9.5 0.0 13.8 11.7 0.0 0.0 11.5 0.0 11.5 12.6 0.0 '16.1

lncr Delay (d2), s/veh 0.0 0.0 2.6 0.5 0.0 0.0 0.5 0.0 0.2 0.0 0.0 1.7

lnitial Q Delay(d3),Jveh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Toile BackoflC(5070),veh/ln 0.2 0.0 7.0 2.1 0.0 0.0 '1.2 0.0 1.7 0.0 0.0 5.2

LnOp Delay(d),s/veh 9.5 0.0 16.4 12J 0.0 0.0 12.0 0.0 11.7 12.6 0.0 17.9

Approach Vol, veh/tr

Approach Delay, s/veh

Approach LOS

ittmer i2

193

12.1

B

56

396

17.8

B

546

16.1

B

295

11.8

B

78
Assigned Phs 12
Phs Duration (G+Y+Ro), s 4.2 22.9

Change Period (Y+Rc), s 4.0 4.0

Max Green Sefling (Gmax), s 4.0 39,0

Max Q Clear Time (g_c+11), s 2.1 5.4

Green Ext Time (p-c), s 0.0 3.9

8

24.6

4.0

35.0

9.9

4.0

4

24.6

4.0

35.0

16.9

3.7

56
7.6 19.5

40 4.0

6.0 37.0

4.3 11.8

0.0 3.7

lntersecton Summary

HCM 2010 CblDelay

HCM 2O1O LOS

15.2

B
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Existing Plus Project - Mitigation AM Peak
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HCM 2010 Signalized lntersection Summary
1: Pyramid Hwy & Calle De La Plata

)+\tF\a t
NBREBI EBT EBR WBL WBT WBH NEL ruBT

\l J
---sRR

Lane Configurations

Volume (veh/h) I
Number 7

lnitial Q (Qb), veh 0
Ped-Bike Adj(AjbI) 1.00

Cap, veh/h

Anive 0n Green

LnGrp LOS

179 n
143
00

1.00 1.00

s 232
185
00

1 .00 1.00

1n8
12 1

00
1.00 1.00

D
190 10

616
00

1.00

?'
26.3

2

0

e|,
5

I
0

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1,00 1.00 't.00 1.00 1.00 1.00 1.00
Adj Sat Flow, veh/hfln 1900 1881 1881 1900 1881 1900 1881 1881 1900 1881 1881 1900

Adj Flow Rate, veh/h 10 I 199 86 6 10 258 292 143 I 211 11

AdjNo.ofLanes 0 1 1 0 1 0 I 1 0 1 1 0

Peak Hour Factor 0.90 0.90 0.90 0,90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90
PercentHeavyVeh,% 1 1 1 1 1 1 1 1 1 1 1 1

SatFlow, veh/h 679 998 1599 982 171 125 1792 1194 585 1792 t772 9z

Grp Volume(v), veh/tr 18 0 199 102 0 0 258 0 435 I 0 222
Grp Sat Flow(s),veh/h/ln 1677 0 1599 1278 0 0 1792 0 1ng fiy2 0 1865

Q Serve(g_s), s 0.0 0.0 3.5 1.6 0.0 0.0 2.7 0.0 5.9 0.1 0.0 3.0
Cycle Q Clea(g_c), s 0.2 0.0 3.5 2.0 0,0 0.0 2.7 0.0 5.9 0.1 0.0 3.0
Prop ln Lane 0.56 1.00 0.84 0.10 1.00 0.33 1.00 0.05
Lane Grp Cap(c), veh/h 517 0 318 471 0 0 684 0 708 448 0 500
V/C Ratio(X) 0.03 0.00 0.63 0.22 0.00 0.00 0.38 0.00 0.61 0.02 0.00 0.44
Avail Cap(c_a), veh/h 1033 0 839 876 0 0 785 0 1049 666 0 978
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 '1.00 1.00 1.00 1.00
Upsbeam Filte(l) 1.00 0.00 1.00 1.00 0.00 0.00 1.00 0.00 1.00 1.00 0.00 1.00

319 198 318 413 U 25 684 475 233 48 475 25

0.20 0.20 0,20 0.20 0.20 0.20 0.'t4 0.40 0.40 0.01 0.27 0.27

ABB AAAA

Uniform Delay (d), s/veh 9.9 0.0 11.2 10.5 0.0 0.0 5.5 0.0 7.3 8,1 0.0 9.3
lno Delay (d2), s/veh 0.0 0.0 2.A 0.2 0.0 0.0 0.3 0.0 0.9 0.0 0.0 0.6
lnitial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Toile Back0flQ(50%),vehfln 0.1 0.0 1.7 0.8 0.0 0.0 1.3 0.0 3.1 0.1 0.0 1.6

LnGrp Delay(d),s/veh 9.9 0.0 13.2 10.8 0.0 0.0 5.8 0.0 8.2 8.1 0.0 9.9

231

9.8

A

102 693

10.8 7.3

BA
345678

217

12.9

B

12

Approach Vol, vehftr

Approach Delay, siveh

Approach LOS

[imer

Assigned Phs 1 2

Phs Duration (G+Y+P61, s 4.3 16.1

Change Period (Y+Rs1, s 4.0 4.0

Max Green Setting (Gmax), s 4.0 18.0

Max Q Clear Time (g_c+ll), s 2.1 7,9

Green Ext Time (p_c), s 0,0 3.0

fntersection Summary

456
10.1 8.3 12.2

4 0 4.0 4.0

16.0 6.0 16.0

5.5 4.7 5.0

1,0 0.1 3.2

8

10.1

4.0

16.0

4.0

1.1

HCM 2010 CblDelay
HCM 2O1O LOS

9.0

A

Village At The Peak

Eisting Plus Project - Mitigation PM Peak
Synchro 8 Light Report
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HCM 2010 Signalized Intersection Summary
1: Pyramid Hury & Calle De La Plata 911412015

( + \ t r \l J
Movemenr EBL EBT ', EBR WBL WBT Wtsri ,NBL I'IBT NB-R- SBL SEt'-- SBR

LaneConfigurations \ t | \\\ i | \\ ft | \ +t I

Ped-Bike Adj(A+bT) 1.00 1.00 1 .00 1 .00 1.00 1 .00 1.00 1.00

Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Adj Sat Flow, veh/h/ln 1881 1881 1881 1881 1881 1881 1881 1881 1881 1881 1881 1881

Adj Flow Rate, veh/h 141 117 0 407 49 72 1U 1320 692 142 1457 90

Volume (veh/h)

Number

lnitial Q (Qb), veh

Adj No. of Lanes

Peak Hour Factor

Cap, veh/h

Anive 0n Green

Sat Flow, veh/h

130 108 391 374 45 66 169 1214 637 131 1A0 83

7414381852121616
000000000000

111311221121
0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92

181 190 161 505 187 159 231 1547 692 179 1666 745
0.10 0.10 0.00 0.10 0.10 0.10 0.07 0.43 0.43 0.10 0.47 0.47

1792 188't 1599 5052 1881 1599 3476 3574 1599 1792 3574 1599

PercentHeavyVeh,% 1 1 1 1 1 1 1 I 1 1 1 I

Grp Volume(v), veh/tr 141 117 0 407 49 72 184 1320 692 142 1457 90

Grp Sat Flow(s),veh/h/ln 1792 1881 1599 1684 1881 1599 1738 1787 1599 1792 1787 1599

Q Serve(g_s), s

Cycle Q Cleu(g-c), s

Prop ln Lane

Lane Grp Cap(c), veh/h 181

4.6 3,6 0.0 4.7 1.4 2.5 3.1 19.9 26.0 4.7 22.1 1.9

4.6 3.6 0.0 4.7 1.4 2.5 3.1 19.9 26.0 4.7 22.1 1.9

1.00 1 .00 1.00 1 .00 1.00 I .00 1.00 1.00

190 161 505 187 159 231 1547 692 119 1666 745

0.62 0.00 0.81 0.26 0.45 0.79 0.85 1.00 0.79 0.87 012
345 293 505 219 186 231 1547 692 179 1666 745

1 .00 1 .00 1 .00 1.00 '1 .00 1 .00 1 .00 1.00 1.00 1.00 1 .00

1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

25.9 0.0 26.5 25.0 25.5 27.6 15.3 17.0 26.4 14.4 9.1

3.2 0.0 9.3 0.7 2.0 17.2 4.8 34.1 21.2 5.5 0.1

0.0 0.0 0.0 0 0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

2.0 0.0 2.6 0.8 1.2 2.1 10.8 17.9 3.3 12.0 0.8

29j 0.0 35.8 25.7 27 .5 M.9 20,2 51 .2 47 .7 19.9 9.1

CDCCDCDDBA

V/C Ratio(X)

Avail Cap(c_a), veh/h

HCM Platoon Ratio

Upsteam Filte(l)

0.78

298

1.00

1.00

Uniform Delay (d), s/veh 26.3

lncr Delay (d2), s/veh 7.0

lnitial Q Delay(d3),s/veh 0.0

Toile Back0fQ(50%),veMn 2.6

LnGrp Delay(d),s/veh 33.4

LnGm LOS

1 689

21.7

c

2s8 528 2196

31.4 33.7 32.0ccc
123456i8

Approach Vol, veh/tr

Approach Delay, s/veh

Approach LOS

f,imer

2345678
30.0 10.0 10.1 8.0 32.0 10.1 10.0

4.0 4.0 4.0 4.0 4.0 4.0 4.0

26.0 6.0 11,0 4.0 28.0 10.0 7.0

28.0 6.7 5.6 5.1 24.1 6.6 4.5

0.0 0.0 0.5 0.0 3.9 0.1 0.3

Assigned Phs 1

Phs Duration (G+Y+Rc), s 10.0

Change Period (Y+Rc), s 4.0

Max Green Setting (Gmax), s 6.0

Max Q Clear Time (g_c+ll), s 6.7

Green Ext Time (p_c), s 0.0

lntersection Summarv

HCM 2010 ChlDelay
HCM 2O1O LOS

28.4

c

Village At The Peak

2030 Plus Project AM Peak

Synchro 8 Light Report

Page 1

MPA|&004 & RZAI5-006
EXHIBIT G



HCM 2010 T\ /SC
2: Calle De La Plata 9t14t2015

lntemeclion

lnt Delay, s/veh 0.4

Movemenl EBL EBT WBT WBR SBL SBR

Vol, veh/h

Conflicting Peds, #/hr

Sign Confol
RT Channelized

Storage Lengtfr

12 662

00
Free Free

- None

3p700
000

Free Fre Stop
- None

Maior2

38

0

Stop

**:

92

1

41

Veh in Median Storage, #
Grade, %

Peak Hour Factor 92

Heavy Vehicles, % 1

Mvmt Flow 13

Maior/lilinor Maiorl

6.
0-
92 92

11
3n0

0

0

92

1

720

0

0

0

92

I
0

Conflic{ing Flow All

Stage 1

Shge 2
CriticalHdwy

CriticalHdwy Stg 1

Cdtical Hdwy Stg 2

Follow-up Hduty

PotCagl Maneuver

Stage 1

Stage 2

Platoon blocked, 7o

Mov Cap-1 Maneuver

Mov Cap2 Maneuver

Stage 1

Stage 2

Approach

3n

6.21

377

225

225

696

463

411_

2.209

1 187

EB

'1123

317

746

641

5.41

5.41

3.s09

229

696

471

3.309

672

6721187

SBWB

HCM Control Delay, s

HCM LOS

Minor Lane/Nlaior Mvmt WBT WBRSBLnI

0.1

EBL EBi

10.7

B

Capacity (vehft)

HCM Lane V/C Ratio

HCM Control Delay (s)

HCM Lane LOS

HCM 95th %tile Q(veh)

1 187

0.011

8.1 0

AA
0

672
- - 0.061

10.7

B

0.2

Village At The Peak
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HCM 2010 nruSC
3: Calle De La Plata 9t1412015

lntercection

lnt Delay, s/veh 0.4

fllovemenI EBL EBT WBT WBR SBL SBR

Vol, veh/h

Conflicting Peds,lllhr
Sign Confiol
RT Channelized

Storage Lengtlr

I 6tl
00

Free Free
- None

3n2
00

Free Free
- None

25

0

Stop

None

92

I
27

0

0-
92 92

11
350 2

4
0

Stop

0

0

0

92

1

4

Veh in Median Storage, #
Grade, %

Peak Hour Factor 92

HeavyVehides, % 1

Mvmt Flow I

Maior/Minor Maiorl Maior2

0

0

92

1

711

Minor2

Conflic{ing Flow All

Stage 1

Stage 2

CdticalHdwy

Critiml Hdwy Stg 1

Critical Hdwy Stg 2

Follow-up Hdwy

Pot Cap-l Maneuver

Stage 1

Stage 2

Platoon blocked, 7o

Mov Cap-1 Maneuver

Mov Cap-2 Maneuver
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HCM 2010 Signalized lntersection Summary
1: Pyramid Hwy & Calle De La Plata
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HCM 2O1O TWSC
2: Calle De La Plata 9t1412015
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HCM 2O1O TWSC
3: Calle De La Plata 9114t2015
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Date:

To:

CC

From:

Sublect:

FTHR +PEERS

MEMORANDUM

May 1Q 2012

Mr. Jim Housg Sugarload Peak LLC

Ms Sandm Waltman, Sugarloaf Peak LLC

Mr. John Krmpotic, KLS Planning and Design Group

Katy Cole, P.E, Fehr & Peers

Madssa Harned, P.E., Fehr & Peers

Viltagr at thr Pcak Traffic tmpact Study - Sugartoaf Peak PropertlT

NV12-499

This technical memorandum provides a surnmary of the data collection and traffic analysis

performed for the Sugarloaf Peak property north of Calle de la Plata and east of Pyramid Highway

(shown on attached Flgure 1).

The following provides a summary of findings based on the analysis presented in this report

o The proposed zoning (Specific Plan, conforming to High Density Suburban standards for

up to 3G0 multi-family unis) would generate significantly less traffic (more than 5,000 less

daily trips) than the property built-out under the existing zoning.

r The pynmid Highway/Calle de la Plata intersestion currently operates at an unacceptable

level of service F during the AM and PM peak hours. Based on existing traffic volumes,

the intersection meets Peak Hour and Four-Hour Vehicle Volume traffic signal warrant

criteria. The Spanish Springs Area Plan recognizes that a traffic signal is needed at the

' intersection to address the curent situation.

r Build out of multi-family residential on the project site will increase delay at the Pyramid

Highway/Calle de la Plata intersection. If a traffic signal is not installed at the Pyramid

Highway/Calle de la Plata intersection prior to construction of the Proiect, the projed

50 West Liberty street I Suite 1090 | Reno NV 895 Ot I OiSl826i2AO I Fax (-/75) 826'3288

www.fehrandPeers.com

MPAIi-OU & R7A15-006
AffiBff O

ffiFS6o": 1?
5i .r r''st'8 f ,,,2

Fi--".,,.-t''L,$j
wmffid



Ms. Sandra Waltman
May 10,2012
Page 2 of 23

Note that since the tnfftc signal is necessary to accommodate existing tnffic volumes,

the project should not be fully financially responsible for the improvements, and should

only be responsible for a fair share based on the traffic volumes generated at the

intersection bythe project site.

The Regional Transportation Commission's (RTQ Regionol Tronspottotion Plan (RTP)

includes future regional roadway improvements to increase capacity on Pyramid Highway

in the project vicinity. The RIP specifically indicates the following improvements:

o pyramid Highway - Widen from two lanes to four lanes, from Egyptian Orive to Catie

de la Plata by 2018

o funmid Highway - widen from two lanes to four lanes, from calle de la Plata to

Winnemucca Randr Road by 2030

o Pyamid Highway- Widen from four lanes to six lanes, from Egyptian Drive to Calle

de la Plata by 2030

The 2030 analysis demonstrates adequate regional roadway improvements are planned

to accommodate regional growth, approved but not yet constructed projects near the

Pynmid Highway/Calle de la Plata intersection, and the proposed project

INTRODUCTION

PROJECT DESCRIPTION

The Sugarloaf Peak property is 39.8 acres and has the following zoning: 17.7 acres Neighborhood

Commercial, 20 acres Industrial, and 2 acres Open Space. The proposed project would change the

cunent zoning to Specific Plan, which would conform to High Density Suburban zoning standards.

High Density Suburban would allow up to 9 multi-family units per acre for a total of 360 multi-

family residential units.

a
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SIUDY INTERSECTTONS AND ROADWAY SEGMENTS

The following intersdions were analyzed during the AM O:00 AM to 9O0 AM) and PM (4O0 PM

to 6:@ PM) peak hours:

o ffimid Highway/Calle de la Plata

. Glle de la Plata/Project Ddveway 1

r Calle de la Plata/Project Driveway 2

Daily traffic volume data was analyzed for the following roadway segments

. Pyramid Highway north of Calle de la Plata

. Pyramid Highway south of Calle de la Plata

r Calle de la Plata west of Pyramid Highway

. Calle de la Plata east of Pyramid Highway

ANATV$S SCENARIOS

The following scenarios were analyzed with conesponding traffic volumes and roadway network

configurations:

o Eristing Conditions - Peak hour intersection and daily roadway segment level of service

analysis was performed based on intersection tuming movement volumes and roadway

segment volumes collected in April 20t2, and Nevada DePartment of Transportation

(NDOT) trafftc volume data collected in 2010.

o E:risting Plus Project Conditions - Project generated traffic volumes (based on 360 multi-

family units) were added to existing traffic volumes, and peak hour intersection and daily

roadway segment level of seMce analysis was performed.

r 2030 Background Conditions - 2030 background conditions traffic volumes were

developed based on the Regional Transportation Commission's (RTQ regional travel

demand model and trip generation volumes from planned/approved projects in the area.

peak hour intersection and daily roadway segment level of service analysis was

performed.

MPA|&004 & RA15-fi6
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o 2030 Background Plus Pro,iect Conditions - Project genented traffic volumes were added

to 2030 background traffic volumes, and peak hour intersection and daily roadway

segment lorel of service analysis was performed.

ANALY$S METHODOLOGY

Transportation engineers and planners commonly use the term level of seMce (LOS) to measure

and describe the operational status of the local roadway network An intersection or roadway

segment's level of service can tange from LOS A (indicating free-flow traffic conditions with little

or no delay), to LOS F (representing oversaturated conditions where traffic flows exceed design

capacity, resulting in long queues and delays).

The analysis methods presented in the Transportation Research Board's Highwoy Copocity Monuol

2OAO UCl,l 20ACI were used to calculate level of seMce for signalized and unsignalized

intersections,

Slgnallzad lntorocdons

Signalized intersections were anall2ed using the methodology contained in Chapter 16 of the

HCM 2OOO. This methodology determines the level of service by comparing the average control

delay for all vehicles approaching the intersection to the delay thresholds shown in Table 1.

UnrlgnalEod lntcracdons

Unsignalized (side sreet stop controlled) intersection level of service calculations were conducted

using the methods contained in Chapter L7 of the HCM 2000. The level of service rating is based

on the average control delay expressed in seconds per vehicle. At side street stoP controlled

intersectiont the control delay (and LOS) is calculated for each controlled movement, the left-

tum movement from the major stree! and for the entire intersection. For controlled approaches

composed of a single lang the control delay is computed as the average of all movements in that

lane. Table 1 presents the thresholds for unsignalized intersections.

MPAI&004 & R;A15-A06
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Roadway Sogmons

Table 2 provides roadway segment level of seMce standards as presented in the Regional

Transportation Commission's (RTQ Regionol Tronsportotion PIon (RIP). Roadway segment level

of seMce is determined by comparing average daily traffic (ADT) volumes to the thresholds

presented in the table.

MPA|&oU & RA|&A06
A$Bff G

TABTE 1

IiITERSECTION tArEL OF SERVICE DEFINmONS

Lenel of
Setvlce

Dexdptlon

Slgnallzed
tntersectlons

(Average Control
Delav) r

Unslgnalhed
Interset{ons

(Average Control
Delavl2

A
Represenb free flow. Individual usen are

virtually unaffected by otherc in the traffic
stream.

s10 sl0

B
Stable flow, but the presence of other userc in

the traffic stream beoins to be noticeable.
> 10to20 > 10to 15

c
Stable flow, but the opention of individual

users becomes significantly affected by
interactions with others in the tnffic atream.

>20to35 > 1.5to25

D Reoresents hioh-densitv. but stable f,ow. >35to55 >25to35

E
Represents operating conditions at or near the

capacity level.
>55to80 >35to50

F Represents forced or breakdown flow. >80 >50

Sqrrces:
L HCM 2@0, (frapter 15, Signalized lntersections. Values shorn are ln secondS&ehicle.
2 ucn 2ffi-&raoier 17. llnsionalized tntersections. Values shown are in seconds/vehicle.
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Lrvrl ol Srrulco Strndards

The RTC has established level of service criteria for regionally significant roadways and

intersections in the RIP. The FIP level of service standards for regional roadways and

intersections are as follows:

. LOS D or better - All regional roadway facilities projected to carry less than 27,OOA ADT at

the latest RTP horizon

o LOS E or better - All regional roadway facilities projected to carry 27,000 or more ADT at

the latest RTP horizon

o LOS F - Plumas Street from Plumb Lane to California Avenue

Rock Boulevard from Glendale Avenue to Victorian Avenue

South Virginia Street from Kietzke Lane to South McCanan Boulevard

Sun Valley Boulevard lrom 2"d Avenue to 56 Avenue

I-80 RampslNorth Virginia Street Intersection

MPA1&004 & R;z,.15-006
AUBffA

IABIT 2
AVERAGE DAIIY TRAFBC IB'EL OF SERVICE THRESHOLDS BY FAOUTY

FacllltvTvoe Mardmum Daily Serylce Flow Rate Gor Glven LOS)
Numberof

lanes
tosA LOS B tos c LOS D los E

Artcdal - Hloh Accees Cortuol (HACI

2 nla 9400 17,300 19.200 20.300
4 nla 20./100 35.100 38.400 /O,600

5 nla 31.600 54,700 s2500 60,900
8 nla 42.5@ 73,200 76,800 81.300

Arterlal - ModerateAccess Control (MAO
2 nla s,500 14.800 17.500 18,500
4 nla u,000 32,200 31200 36900
5 nla 18.800 49.600 52900 5s,rm
8 nla 25,600 55.800 70.600 73.900

Arterial/Collcaor - Low Accc. Control (tACl
2 nla nla 6.900 13.400 15.100
4 nla nla 15,700 28.400 30.200
6 nla nla 24,8@ 43.100 45.&O
8 nla nla 34,000 57,600 60.600

krurce: Table 3.4 Average Daily Tnffic Level of SeMce lhresholds By Facility Type for Roadway Planning Washoe Coung
b gaon ol f runmnqtion Plo n, 2W
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All intersections shall be designed to provide a level of service consistent with maintaining the
policy level of service of the intersecting conidors.

NDOT maintains a policy of LOS D or better on their facilities.

Since Pyramid Highway is an NDOT facility and is expected to carry less than 27,OOO ADT, LOS D

or better was used as the standard for this analysis (i.e. LOS A, B, C, or D are considered

acceptable operations and Los E or F are considered unacceptable operations).

E}OSTING CONDITIONS

ROADWAY SY5TEM

Pyromid Highway is a north-south NDOT facitity that runs from Interstate 80 0-80) in the south to
Pyramid Lake in the north. Pyramid Highway is a two-lane roadway with posted speed limits of
55-65 mph in the vicinity of the project The RIP classifies fframid Highway as a High Access

Control (HAC) Arterial south of Calle de la Plata and a Moderate Access Control (MAg Arteriat

north of Calle de la Plata.

Colle de lo Ploto is a four-lane roadway west of firamid Highway and a two-lane roadway east of

ffimid Highway. The RIP classifies Calle de la Plata as a Low Access Control (LAQ Collector west

of Pynmid Highway.

EXISfING TRAFFIC VOLUMES AND LN'EI OF SERVICE

IntGrsodons

Intersection turning movement counts were collected at the Pyramid Highway/Calle de la Plata

intersection during the weekday AM (7:00 AM to 9:00 AM) and PM (4:00 pM to 6:00 pM) peak

periods in April 2012. The existing volumes are shown on Flgure 2 and the raw data is provided

in Attachment 1. Synchro computer softwarg which utilizes HCM 2OOO methodology was used

to analyze the level of seMce at the study intersection. Table 3 shows the level of seMce results,

and the detailed calculation workheets are provided in the Attachment 2.

MPA15-004 & R415.006
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tu shown in Table 3, the side street approach of the pyramid Highway/Calle de la ptata

intersection (westbound Calle de la Plata) operates at LOS F during the AM and PM peak hourc.

The overall intersection operates at LOS C during the AM peak hour and LOS A during the pM

peak hour.

Roaduvry Sagmcnts

Daily roadway segment tnffic volumes were collected on Calle de la Plata in April 2012 using

machine counting equipmenl Traffic volume data on Pyramid Highway was obtained from the

NDOT AnnualTmffic Report (2010). Daily traffic volumes were compared to the RTC's Average

Daily Traffic Roadway Level of Service Thresholds (shown in Table 2 of this report) to determine

existing roadway segment level of service. The results are shown in Table 4.

TABLE 3
EXETING CONDITIONS IiITERSECTION LEI'EL OF SERVICE RESULTS

lnterset{on :ontrol Type'
AM Peak Hour PM Peak Hour

Delat' tos Detaf LOS
Pvramid Hiqhwav/Calle de la Plata sssc 17 (>50) c(R 7 (>50) AM
rlotes T 

SSSC = Sde Sseet Stop Control
2 Delay 's reported in seconds per vehicle br the overall intersection (worst morrement) for unsignalized

nterections.
Bold indicates unacceptable operations.

iource: Fehr & Peers, 20Ul

TABI.I4
EIOSTING CONDIrIONS ROADWAY SBGMENT CAPACITY RESULTS

Roadway Locatlon
Functional

Classlflcationl
lanes

DailyTwo-Wa1
Traffic Votumc

LOS

Pyamid Highuay
South of Calle de la

Plata
HAC Artedal 2 10,000 c

fiamid Highuny
North of Calle de la

Plata
MAC Arterial 2 4,400 B

Calle de la Plata
West of Pyramid

Hiohwav LAC Collector 4 5,4W c

Calle de la Plata
East of Pyramid

Hlohwav IAC Collector z L3lo c

{otes: I [Ac = Lor Access control, MAC = Moderite Access control, HAC = High Access control
iource: Fghr & Peers, 2012

MPA|i-AU & R;2415-006
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As shown in Table 4 Bfamid Highway and Calle de la Plata cunently operate at LOS C or beftec

which is considered acceptable operations based on Washoe County and NDOT standards.

HISfORIGAL TRAFFIC VOTUM ES

NDOT's Annual Traffic Report provides Annual Average Daily Traffic (AADT) volumes on Pyramid

Highway north of Calle de la Plata from 2002 to 2010. This data was used to determine histodcal

traffic volume growth in the project vicinity. Traffic volume data on 4rramid Highway south of

Calle de la plata has only been colle<ted since 2008 and does not provide significant historical

data. Table 5 shows the historical traffic volumes and associated annual growth rate on Pyramid

Highway near the project site.

Table 5 shows that traffic volumes on Pyramid Highway north of calle de la Plata have fluctuated

over the last eight years, peaking in 2(x)6 and decreasing each year since. The overall annual

growth rate ftom 2002 to 2010 is 2.9% per year.

TRAFFIC SIGNAI WARRANT ANALYSilS

The Monuot on Uniform Troffic Controt Devices (MWCD) provides analysis criteria for determining

if a traffic signal is warnnted at an intersection. The Peak Hour Vehicle Volume and Four-Hour

Vehicle Volume signal wanants were analyzed for the Pyramid Highway/Calle de la Plata

intersection to determine if a traffic signal is wananted based on existing traffic volumes'

Erhlbits 1A and 18 show the Peak Hour Vehicle Volume signal warrant results'

MPAI$-0U & RA15-A06
ilH'B'T G

TABI"E 5

HISTORTGAL TRAFFIC VOLUMES - PYRAMID HIGHWAY

Roaduuay Locaton 2001 2002 2003 2004 2005 2006 2AO7 2008 mo9 2010
Alrnurl
Growtlt
nncl

Pyramid
l{iohwav

North of Calle
de la Plata

3,500 3,795 4,420 4650 5,050 4900 4500 4,NO 4,400 z9%

{otes: r Exponential Annual Grorth Rate shown'

burce: Fehr8rPeerc,2012
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Erftlblt 1A: Pcak Hour Vehlcle Volume Slgnal Warrant

AM Peak Hour

Figure 4C3. PEAK HOUR WARRANT
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Flgure 4C3. PEAK HOUR WARRANT
(7oo/o FACTOR)

Gour,rrrryLEtanrei ro.ooorcrurnor oretonero pr oil mAJor

s00 -.

atc*Hffi

.,5

a@

F
E3m
6

E,-t
r00

o
; ; 600 7oo ; ; looo 

'oo 
rloo ,oo

MAJOR STREEI.TOIALOF BOTH APPROACHES &PH)

MPAI$-0M & R41$006
EXHIB'T G

Sourcq MUTCD, Fedenl Highway Administration, 2(X)g Fehr & Peer,Zll2



Mg Sandra Waltman
May 10, 2012

Page 11 of 23

Based on the AM and PM peak hour traffic volumes at the Pyramid Highway/Calte de la plata

intersection, a traffic signal is wananted.

Erhlblt 2 shows the Four-Hour Vehicle Volume signal wanant results.

E&lblt 2: Four.Hour Vehlcle Volume Warrant

Figure 4C-1. FOUR-HOUR VEHTCLE
VOLU M E WARRANT l70o/o FACTORI
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Based on the traffic volumes during four hours of an average day at the Pyramid Highway/Calle

de la Plata intersection, a traffic signal is wananted.

PROJECT CONDITIONS

PROJECT DESCRIPNON

The proposed project would change the cunent Neighborhood Commercial, Industrial, and Open

Space zoning to High Density Suburban zoning. High Density Suburban zoning allows up to 9
units per acre for a total 360 multi-family dwelling units. The project will have two access

driveways on Glle de la Plata.
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TRIP GENERATION

Trips were generated for the proposed project based on average trip generation rates in the

Institute of Transportation Engineers' (nq Trip Generotion, f Edition. The trip generation rates

for IIE Code 220 - Apartment, were used to estimate the trip generation for site because they are

the highest multi-family residential rates. Using the highest rates provides flexibility as the project

moves fonrard. For example, a for-sale condo or townhouse would generate less traffic than an

apartmenq therefore, 360 condos or townhouses would have a lesser effect on transportation

conditions than the apartments analped in this reporL The estimated trip generation is

summarized in Table 6. A detailed trip generation spreadsheet is provided in Attachment 3.

The project will generate approximately 2,400 daily trips, 185 AM peak hour trips, and 225 pM

peak hour trips.

Edsdng Zonlng

The Sugadoaf Peak property is currently zoned as approximately 20 acres of Industrial, 17 acres of
Neighborhood Commercial, and 2 acres of Open Space. Trip generation estimates were

calculated for these zoning designations assuming floor area ratios of approximatety 20% and

30% for compantive Purposes. This equates to approximately 175,000 - 260,000 square feet of
Industrial and approximately 150,000 - 230,000 sguare feet of Neighborhood Commercial space.

Table 7 shows the trip generation estimates for the existing zoning, and compares it to the trip
generation ofthe proposed project

MPA1a-0U & RZA15-006
AUBfiG

TABIE 6
TRIP GENERANON ESIIMATE

land Use ITE Code Sizel
Dailv AM Peak Hour PM Peak Hour
Trlps In Out Total In Out Total

vlulti-Family Residential
Aoartrent) 220 350 du 2,194 37 L47 1E4 145 78 223

Tohl TrlF 2,194 37 L47 184 145 78 22?
,lotes r du = dwelllng units
burce: Fehrand Peers 2012
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As shown in Table 7, the proposed project (multi-family residential) will generate less traffic than

the existing zoning land uses (lndustrial and Neighborhood Commercial). If the existing zoning

were constructed with a 20Yo floor area ratio, the property would generate approximately 5,300

more daily trips, tZS more AM peak hour trips, and 500 more PM peak hour trips than the
proposed project.

TRIP DISTRIBUTION AND ASSIGNMENT

Edsdng Plus ProJcct Trlp Dlstrlbudon

Project genefttted trips were distributed to the surrounding roadway network and study

intersections based on existing travel patterns and the location of the project site relative to
existing, complimentary land uses. The follohing trip distribution percentages were used in the

existing plus project conditions analysis:

, L0% to/from the north on pyramid Highway

. 80% to/from the south on Pyramid Highway

MPAI$-0U & R7A15-0A6
affi,BtT c

TAELE 7
EXISNNG ZONING TRIP GENER,ITTON ESTIMATE

land Use ITE Code Slzel
Dallv AM Peak Hour PM Peak Hour
Trips In Out Total ln Out Total

20%FloorArca Ratlo

NC (Shoppinq Center) 820 150l<sf 6,44t 91 59 r50 275 285 550
(Genenl Uqht lrdusfial) 110 175 ksf L.220 L42 19 r61 20 150 170

Total Tdps 7,661 233 78 311 295 435 730

Prcposed Prolect Trlps 2,394 37 L47 184 145 78 22t
Tfi Dlfrerence 5,267 796 (se) u7 7s0 357 so7

l0%Florkca Ratlo

\C (Shoppinq Center) 820 230 ksf 9,E76 140 90 230 420 438 858
(General Lig ht Industdal) 110 260 ksf 1,812 2L0 29 89 30 222 252

Total Trlpe 11,688 350 119 469 450 650 L110
Propoced ProJact Trips 2,394 37 147 184 145 78 223

Trlp Dltrerence 9,294 373 (-28) 285 305 582 87
rlotes: r ksf = !000 squarc feet
iource: Fehrand Peer 20li!
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o S%toltrom the west on Calle de la plata

. 5?o to/ftom the east on Calle de la ptata

The projea trip distribution and assignment for the existing plus project conditions analysis is

shown on Flgure 3.

2030 Plus hoJcctTdp Dlstslbudon

There are a number of planned development proJects in the study area that will include land uses

that attract residential-based trips (i.e. commercial, industrial). These projeas are expected to be

constructed by 2030 and will therefore change the directional distribution of the project
geneEted trips. The following trip distribution percentages were used in the 2030 plus project

conditions analysis

c 20% tolfrom the north on pyramid Highway

o 60Yotolfrom the south on pyramid Highway

o 15% to/from the west on Calle de la plata

o SYo tolfrom the east on Calle de la plata

The project trip distribution and assignment for the existing plus project conditions analysis is

shown on Flgure 6.

EXISTING PLUS PROJECT CONDITIONS

EXISTING PLUS PROJECT TRAFFIC VOLUMES AND l"Et/Et OF SERVICE

Vehicle trips generated by the proposed project were distributed to the surrounding roadway

network and added to the existing tr:affic volumes for existing plus project conditions analysis.

lntersec{ons

Table 8 presents the existing plus projea condhions intersection level of service results. The

intersection level of service Synchro printouts are provided in Attachment 2. Flgure 4 shows the

existing plus project traffic volumes and lane configurations at the study intersections.

MPA|5-004 & RA15-006
EXH'BIT G
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As shown in Table 6, the overall Pyramid Highway/Calle de la Plata intersection will degrade from

LOS C to LOS F dudng AM peak hour with the project. During the PM peak hour, the side street

approach (westbound Calle de la Plata) will opente at LOS F and the overall intersection will

operate at LOS D. The project driveway intersections are expected to operate at LOS A during the

AM and PM peak hours.

If a traffic signal is installed, the Pyramid Highway/Calle de la Plata intersection will operate at LOS

C during the AM and PM peak hours.

RorduYay SogmGntJ

Table 9 presents the existing plus project conditions daity roadway segment level of service

rezults. Figure 4 shows the existing plus project daily trafftc volumes on the study roadway

segments.

MPAI5-004 & RZA|&M6
ilH'B'T G

TABLE E

EISTING PTUS PROJECT CONDInONS INTERSECTION ta/EL OF SERVICE RESULTS

Interserton Control
Typet

Bdstlns Edstlnq Plus Prolect

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour
Dehf tos Detat' LOS Delat' LOS Delat' LOS

Pynmid Highwayr

Calle de la Plata
sssc 17 (>50) c (F) 7 (>50) A(D

>50
,>BOl F(D 30 (>50) D(D

Calle de la Plata/
Drive',tray A

sssc NA NA M NA 4 (10) A (A) 4 (9) A (A)

Calle de la Plata/
Drivmav B

sssc NA NA NA NA 3 (e) A (A) 3 (9) A (A)

{otes: r 
SSSC = Side Street Stop Control

2 Delay is repofted in seconds per vehicle for the o,erall intersection (worst movement) for unsignalized
intersecdons,
Bold indicates unacceptable operations.
NA. NotApplicable

iource: Fdrr&Pesrs, 2012
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As shown in Table 9, the study roadway segments will continue to operate at LOS C or better with

the addition of project geneftlted traffic.

TRAFFIC SIGNAT WARRANT ANALY$S

Exhibits 1A, 18, and 2 show the existing conditions Peak Hour Vehicle Volume and Four-Hour

Vehicle Volume signal warrant analysis results for the Pynmid Highway/Calle de la Plata

intersection. Both wanants are met based on existing traffic volumes; therefore, existing plus

project conditions signal wanant analyses were not performed as the projea will add more traffic

to the intersection, and increase the need for a traffic signal at the intersection.

2O3O BACKGROUND CONDITIONS

2030 background conditions analysis includes roadway network and intersection improvements

listed in the RIP, as well as tr:affic volume increases from regional grov'rth and planned/approved

projects in the area.

MPA|$-0U & RZA|&A06
AffiBffG

TABTE 9
EXEIING PIUS PROJECT CONDITIONS ROADWAY SEGMENT CAPAOIY RESULTS

Roadway Locaffon
Functional

Ctasslflcationr
Lanes

Edsdng Edsrlng Plus Profecl

DailyTwo-Way
Taff,cVolume LOS

DallyTwo-lAlay
Trgff,c Yolume

LOS

Pynmid
Hiahwav

South of Calle de
la Plata

HAC Arterial 2 10,000 c 11.920 c

Pyramid
Hiohwav

North of Glle de
la Plata

MAC Arterial 2 4,400 B 4,6N B

Calle de la
Plata

Westof Pynmid
Hiohwav LAC Collector 4 5,480 c 1600 c

Calle de la
Plata

East of Pyramid
Hiohwav

LAC Collector 2 1"340 c 3,620 c

{otes
burce:

r lAc = Lor Access control MAc = Moderate Access Control, HAC = High Access Control
Fehr & Peers, 2012
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2O3O BACKGROUND TRAFFIC VOLUMEII

R.giloml Ttrrcl DGtmnd frodcl

The 2030 background traffic volumes were developed based on RTCs regional travel demand

model. The model includes regional growth based on planned/approved project in the area.

Based on direction from Washoe County staff, the RTC's regional travel demand model was used

to Prepare 2030 tnffic forecasts for Pyramid Highway and Glle de la Plata. The model includes

regional growth based on planned/approved projects in the area. The available modet years are

the 2008 base year and the 2030 forecast year. The difference method was used to conect

inconsistencies in the base year model outputs when compared to existing traffic volumes. This

correction uses the existing count data as the basis for the forecast volumes by adding the

incremental difference in the model volumes between the 2008 base year and 2030 forecast year

to determine the adjusted 2030 background volumes.

It should be noted that the traffic volumes at the Pyramid Highway/Calle de la Plata intersection

increase by approximately five percent per year based on the travel demand modet. This is

considered an aggressive growth rate; thereforg the 2030 analysis should be considered

consenative. In addition, the RTC is currently in the process of updating the regional travel

demand model. The general consensus on th; cunent travel demand model is that it predicts

very aggressive and potentially unachievable grou,th rates region wide. The updated model will

take a new view at future growth and provide a more realistic picture of future trraffic conditions.

The regional travel demand model output and difference method calculations are proMded in

Attachment 4.

PlunodlApprorcd Prorrcts

There are three planned/approved development projects in the study area that were not fully
accounted for in the 2030 model volumes. Trip generation and tmffic volume information from

their corresponding traffic studies were used to develop the final 2030 background traffic

volumes. These projects include:

o Freor Comqrehensive Plon Amendment Troffic Anolysis (olso known as Villoge Green

' Com me rcio I Ce nter) (Solaeg u i En gi neers, 2008)

MPAI5-004 & RA15-006
AU'B'T G
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o Located at two sites south of Calle de la Plata and east of Pynmid Highway, this

prqect includes commercial space, gas station with convenience marke! drive-

thru pharmacy, restaurant, car wash, and industriat space.

o Net New Trip Generation: Daily - 15,889, AM peak - 1"116, pM peak - 1,502

. Compo Rico Eusrness Center Troffic Anolysis (Solaegui Engineen, 200g)

o Located north of Calle de la Plata along Pyramid Highway, this project includes an

industrial par( residential dwelling units, and commercialspace.

o Net New Trip Generation: Daily - 13,608, AM peak - 1,088, pM peak - LA23

. Colle de lo PIoto/Pyromid Highwoy Retoit Project Traffic tmpoct Study (Fehr 6r Peers, 2007)

o Located on the northeast corner of the Pyramid Highway/Calle de la Plata

intersection, this project includes a fitness center, restaurants, commercial space,

and a gas station with convenience market and car wash.

o Net New Trip Generation: Daily- a941, AM peak - 150, pM peak - 291

ROADWAY NETWORK AND INTERSECNON IMPROVEMENTS BY OTHERS

The FIP lists regional roadway improvements to be completed by 2018 and 2030 inctuding:

o Widen Pyramid Highway from Egyptian Drive to Catle de la Plata from two lanes to four
lanes by 2018

. Widen Pyramid Highway from Calle de la Plata to Winnemucca Ranch Road from two

lanes to four lanes by 2030

r Widen Py:amid Highway from Egyptian Drive to Calle de la Plata from four lanes to six

lanes by 2030

These improvements were included in the 2030 background conditions analysis.

The Pyramid Highway/Calle de la Plata intersection meets the Peak Hour and Four-Hour Vehicle

Volumes signal wanants (MUTCD) based on existing traffic volumes. In addition, the traffic
analyses for the three planned/approved projects tisted above all discuss the need for a traffic
signal at the Pyramid Highway/Glle de la Plata intersection, as well as the Spanish Springs Area

Plan. Thereforg under 2030 conditions, the study intersection was analyzed with a traffic signal.

The necessary intersection lane configurations, including left and right-turn pockets, were

determined based on the 2030 background conditions AM and PM peak hour analysis. It is

MPA1W04 & RZA|5-006
AffiBff G
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reasonable to assume that these improvements would be constructed with the RTP planned

widening of Pyramid Highway and Calle de la plata.

Figure 5 shows the 2030 background traffic volumes and the assumed intersection lane

confgurations.

2030I"EUEIOF SERVTCE

Inhrscctonr

Table 10 shows the 2030 background conditions intersection level of seMce results, and the

detailed calculation worksheets are provided in Atbchment 2.

As shown in Table 10, the Pyramid Highway/Calle de la Plata will operate at LOS D or better

during the AM and PM peak hours with the 2030 background traffic volumes and proposed

intersection lane confi gurations.

Roadway ScAmcnts

The 2030 daily roadway segment level of service results are shown in Table ll.

MPA|5-A04 & R;2A15-006
ilHIBIT G

TABTE 10
EXISNNG CONDInONS TNTERSECNON IEVEI OF SERVICE RESULTS

Intercecton Control Typel
AM Peak Hour PM Peak Hour

Delat' LOS Delaf LOS

hrramid Hiohwav/Calle de la Plata Sional 26 c 43 D

{otes: I 
SSSC = Side Street Stop Control

'? 
Delay k reported in seconds per vehicle for the overall interection (worst morement) for unsignalized

nterrections,

Bold indiotes unacceptable operations.
iource: Fehr & Peera 201i!
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As shown in Table 11, Pyramid Highway and Calle de la Plata currently witl operate at LOS C with
2030 traffic volumes and proposed roadway improvements.

2O3O PLUS PROJECT CONDMONS

2O3O PLUS PROJECT TRAFFIC VOTUMES AND LWEL OF SERVTCE

Vehicle trips generated by the proposed project were distributed to the sunounding roadway

network and added to the 2030 background traffic volumes for 2030 plus project conditions
analysis.

Intclsccdons

Table 12 presents the 2030 plus project conditions intersection level of service resulq and the
detailed calculation workheets are provided in Attachment 2. Figure Z shows the 2030 plus

project traffic volumes and lane configurations at the study intersections.

MPA|&004 & RA15-006
AUBff G

TABI"E1r
2O3O BACKGROUND CONDIIIONS ROADWAV SEGMEM CAPACTIY RESUTT:S

Roadway Locadon
Functlonal

Ctasslflcatlonr
[anes

)allyTwo-Wa1
Irafftc Volume

tos

Pynmid Highway
South of Glle de la

Plata l'lAC Arterial 6 47,190 c

Pynmid Highway
North of calle de la

Plaia
IvtAC Arterial ' 4 26010 c

Glle de la Plata
West of q/ramid

Hiahwav LAC Collector 4 10,730 c

Glle de la Plata
5351 sf Pynmid

Hiotrwav tAC Collector 2 3,930 c

rlotes I l-Ac = Lqr Access control, MAc = Moderate Access control, HAC = High Access control
iource Fehr & Peers, 2012
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As shown in Table 12, the Pyramid Highway/Calle de la Plata will operate at LOS D during the AM
and PM peak hours with the 2030 plus project traffic volumes and proposed intersection lane

configurations. The project driveway intersections are expected to operate at acceptable levels of
seMce during the AM and PM peak hours.

RoadrYay Scgmonts

Table 13 presents the 2030 plus project conditions daily roadway segment level of service resutts.

Flgure 7 shows the 2030 plus project daily traffic volumes on the study roadway segments.

MPA|&oM & RUl&006
AUBffG

TABU12
2O3O PLUS PROJECT CONDIIIONS INTERSECNON LEVEL OF SERVIGE RESUTTS

lntersectlon
Control
Typer

2030 Backoround 2030 Plus Prolect

AM Peak Hour PM Peak Hour AM Peak Hour PM Peak Hour
Delat' LOS Delat' LOS Delat' LOS Delavz LOS

Pynmid Hrghwayl

Callede la Plata
Signal 25 c 43 D n c 4 D

Glle de la Plata/
Drimrav 1 sssc NA NA NA NA 2 (11) A (B) 2 (13) A (B)

Glle de la Plata/
Drivsray 2

sssc NA NA NA NA 1 (10) A (B) 1(12) A (B)

{ote$ I sssc = sde street Stop control
2 Delay is reported in seconds per vehicle for the ovenll intenection (worst movement) for unsignalized

ntersections,

Bold iodicates unacceptable oparations.
M = NotAppllcable

iource Fehr&Peerx2012
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As shown in Table 13, the study roadway segments will operate at LOS C with and whhout the
addition of project generated traffic

CONCTUSIONS AND RECOMMENDATIONS

The Pyramid Highway/Glle de la Ptata intersection currently opentes at LOS F during the AM and
PM peak houn. Based on existing tnffic volumes, the intersection meets peak Hour and Four-
Hour vehicle volume signal wanant criteria. rhe Spanish spdngs Area plan recognizes that a

traffic signal is needed at the intersection to address the cunent situation.

The proposed proiect will increase delay at the Pyramid Highway/Calle de la plata intersection,
and degnde the ovenll intercection level of service from LoS C to LoS F during the AM peak
hour. If a tr:affic signal is not installed at the Pyramid Highway/Glle de la ptata intersection prior
to construction of the project the project should construct the traffic signal to accommodate
project generated traffic volumes. Note that since the traffic signal is necessary to accommodate
existing traffic volumeg the project should not be fully financially responsible for the
improvementt and should only be responsible for a fair share based on the traffic volumes
generated at the intersection by the project site.

MPA|$004 & RA15-006
AffiIBIT G

TABLE 13
2O3O PIUS PROJECT CONDMONS ROADWAY SEGMENT CAPAOIY RSTULTS

Roadway Locatlon
Functional

Classlflcadonr
[anes

2030 Background 2030 Plus Proiect

DallyTwo-Way
Trafftc Volume LOS

DallyTwo-Way
TraficVolume LOS

Pynmid
Hiohwav

South of Calle de
la Plata

HAC Arterial 6 47,19) c 48,630 c
Pynmid
Hiohurav

North of Calh de
la Plata

MACArterial 4 26010 c 26,490 c
Calle de la

Plata

Westof Pynmid
Hiolmav

LAC Collector 4 10,730 c 11,090 c
Calle de la

Plata

East of B/ramid
Hiohwav IAC Collector 2 3,930 c 6,240 c

',ots: 
t [Ac = LqrvAccess c.ontrol MAc = Mode'ate Acces control, tq6g-= High AcG gonroj

lyrcelshr_g!99rs,jqt
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The RIP includes future regional roadway improvements to increase capacity on pyramid

Highway in the project vicinity. The RrP specifically indicates the foilowing improvements:

o Py:amid Highway - Widen from two lanes to four lanes, from Egyptian Drive to Caile de la
Plata by 2018

r Pyramid Highway- Widen from two lanes to four lanes, from Calle de la plata to
Winnemucca Ranch Road by 2030

' Pyramid Highway - Wden from four lanes to six lanes, from Egyptian Drive to Calle de la
Plata by 2030

The flIP does not include recommendations for specific intersection improvements, recognizing
that the specific intersection configurations should be determined at the time when the corridor is

improved and actual tuming movements are known. The Rrp projects listed above assume that
intersection upgrades will be accomplished with the widenings.

It is important to note that this analpis is conservative and comprehensive with regard to 2030
future traffic volumes because it assumes that, in addition to high background traffic Arowth (up
to 5% per year at the Pyramid Highway/Calle de la Plata intersection), the foltowing projects will
be built out

' Village Green Commercial Center (southeast comer of Pyramid Highway/Calle de la plata

intersection)

o campo Rico Business center (north of calle de la plata along pyramid Highway)

. Glle de la Plata Retair project (northwest corner of pyramid Highway/caile de ra prata

intersection)

In addition, the proposed project would generate significantly less traffic than the property built-
out under the existing zoning.

The 2030 analysis demonstrates adequate regional roadway improvements are planned to
accommodate regional growth, approved but not yet constructed projects near the pyramid

Highway/Calle de la Plata intersection, and the proposed project

MPA|$-0M & RA15-006
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August 28th, 2015

Mr. Garrett Gordon. Partner
Lewis Roca Rothgerber, LLP
50 West Liberty Street. Suite 410
Reno, NV 89501

Re: 370 Calle De La Plata, APN 534-56247
Infrastructure Feasibility Study Update

Dear Garrett:

Axion Engineering has reviewed the Infrastructure Feasibility Study prepared by Wood
Rodgers for the project know as Village at the Peak previously proposed for the above listed
property and have found that the study is applicable to the cunently proposed single family
residential project. It is our understanding that the proposed residential project will consist of
I 19 single family residential units rather than 360 multi-family units originally planned for.

The following items however should be updated to reflect the single family residential project:

SANITARY SEWER

The single family residential project will generate approximately two thirds less sewage flow
than the multi-family project. Using the Washoe County Department of Water Resources
design criteria the revised peak daily flow is as follows:

TMWA WATER RIGHTS

Project Site: 39.83+/- Acres
Medium Density Suburban - 3 dwelling units per acre

o 39.83 * 3 DU/Acre= 1l9.49units
o I l9 units assumed to be approximately 8.000 sf each
o Landscape (estimated):2.0 AFY
o Per TMWA Rule 7:

o I :(1.1 +(10.000/Lot Size))=
o I *( 1.1 + 110.000/8.000)) : 0.4255 per unir
o 0.4255 * I 19: 50.64 AFY

Land Use Acreage Residential
Unit Count

Flow per

Unit
Average
Daih'Flow

Peaking
Factor

Peak Daily'
FIow (epd)

Residential (MDS) 39.83 119 270
epd/unit

32. l 30

spd

J 96.390

Total 39.83 e6Je0

6tl I Fldison War Reno. NV 89501 715-111--i5-s.lc 775-856-,1q5 lf

EXHIBIT G



Total Residential Water Riehts - 50.64 + 2 = 52.64

o Total Water Rights if Surface rights are used:

52.64* l.n = lsgg:ery I

Axion Engineering thanks you for the opportunity to submit this proposal and looks forward
to working with you toward the successful completion of the Quivera Lane project.

Sincerely,
Axion Engineering. LLC

9-*9u
Gary K.Guzelis. P.E.

EXHIBIT G



Prepared for:

Sugarloaf Peak, LLC

LIJEED REDGERS
DEVELC,PING INNCIVATTVE DESIGN SOLUTIONS
5440 Reno Corporate Drive Tel: 775-8,23.4068
Reno, NV 89511 Fax: 775-823,4066
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Village atthe Peak Master Plan Amendment
lnfrastru cture Feasibility Report

PURPOSE

The purpose of this feasibility study is to fulfill the requirements of the Washoe County Spanish

Springs Area Plan (Area Plan) with respect to a Master Plan Amendment to land use.
Specifically, this report will address issues as outlined in the Spanish Springs Area Plan for
intensification and as shown below:

A feosibility study (hos) been conducted commissioned ond paid for by the appliconN
relative to municipal wdter, sewer ond storm woter thot cleorly identifies (1) the
improvements likely to be required to suppart the intensificotio4 and (2) those
improvements have been determined to be in substontiol compliance with oll
opplicable adstlng facilities ond resource plons for Sponish Springs by the Departrnent
of Woter Resources. The Depaftment of Woter Resources will establlsh ond maintoin
the stondords and methodologies for these feosibility studies.

PROJECTTOCANON

The project area is located northeast of the intersection of Calle de la Plata and Pyramid Lake

Highway in Unincorporated Washoe County. The project encompasses one parcel (APN 534-
56247, consisting of 39.831) owned by Sugarloaf Peak LLC. Please reference to location maps
included in the main application packet

PROJECTDESCflPnON

The parcel to be intensified is currently a combination of 20 acres of lndustrial (l), 17.84 acru
of Commercial (C) and 1.99 acres of Open Space (OS) according to the Master Plan. The
proposed intensffication will call for all 39.83t acres to be Suburban Residential to allow for
multi-frmily development. The Donovan Ranch subdMsion (MDS) is north of the site, GR is
east of the sitg Commercial (C) and lndustrial (l) are west of the sitg and the Village Green
Business Park (BP), NC and OS are south of the site. Subheadings of this report will cover
various issues regarding the intensmcation including sanitary sewer, domestic water and
effluent water, existing and required infrastruaurq onsite and ofBite storm drainage issuet
FEMA flood zone information, and dry utiliBes including ga$ electric, etc. Please reference to
applicable maps wtthin the body of the main application packet for zoning, intensity, etc.
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Village at the Peak Master Plan Amendrirent

lnfrastructure Feaslblllty Report

DOMESIICWATER

The domestic water system within the area is under the jurlsdiction of the Washoe County
Department of Water Resources (WCDWR). Domestic wells in the area and wholeele water
purchase from the Truckee Meadows Water Authority FMWA) provide water to the WCDWR
system. The following outlines possibilities with respect to domestic water service for the
property in the ultimate build out condition. Although the following represent posibilities for
service and stonge in the area, a "Discoveq/ will be necessary through WCDWR to determine
the full o<tent of necessary improvemenB/upgrades to the existing system, ff any, and possible

necessi$ of two-way service to the site so that lines brought to the site are not radial (dead-
end):

Service

A 12" water line exists parallel to the west side of Pyramid Hlghway approximately
1,715 feet west of the northwest comer of the subject property. lssues with this
line include the need for a private easement from the owners of APN 534-571-01
and O4, encroachment permit and jack and bore wlth respect to Pyramid Highway
NDOT right of way, and capacity in the existing 12" line to service the site.

A 15" water line exists at the intersection of El Caballo Trail and Calle de la Plata
east of the site. This line is a second line to the Spring Creek Northeast water
storage tank. Construction of this connection could be completed within the
Right-of-Way of Calle de la Plata outside of the existing pavement lim'rts, but
requires approximately 2,5m lineal feet of water line to be constructed.

Stor"ge

o The 2 million gallon (MG) Spring Creek Northeast water storage tank is located
approximately 1 mile from the subject property in the eastem portion of the
Donomn Ranch project.

Please reference to Figure 1 for locations of potential connection points for domestic water.

Page 2
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Mllage atthe Peak Master plan Amendment
lnfrastructure Feaslbllity Report

SANTARYSEU'ER

Sanitary Sewer exists to the nofth and west of the subject property. The sanitary sewer system
within the area is under the jurisdiction of Washoe County Department of Water Resources
(WCDWR). The following ouUines possibilities with respect to sewering of the property ln the
ultimate bulldout condition:

option 1 is to utilize the existing sanitary sewer line in the southwest cul-de-sac of
the Donovan Ranch development. This line services approximately 390
residential units of Donovan Ranch and ultimately is a 10' line which runs north
parallelto Pyramid Highwayto the existing pebble creek lift station. The 1o, line
and the lift station and subsequent force main would need to be analped forthe
additional sewage flow that would be placed in to it due to development of the
subject property. This option would require approximately 2,300 lineal feet of
offsite sanitary sewer to the sitg and a private easement from the owners of 534-
571-01. Additionally, the cul-de-sac right of way and the northern property
boundary of the subiect property is separ:ated by private propefi owned by
Washoe County which would require an easement from Washoe County.

option 2 is to construct approximately 2,500 linealfeet of sanitary sewer west on
calle de la Plata fiack and bore would be required under pyramid Highway as it an
Nevada Department of Transportation (NDor) right of way) to an existing g,, line
approximately 900 feet west of pyramid Highway in west calle de la plata. Again
this line would need to be analyzed for the additional sewage flow that would be
placed in to it due to development of the subject property. As the alignment
would utilize existlng washoe county and NDor riehts of way, encroachment
permitswould be required, but no private easements.

option 3 would be to utilize both option 1 and option 2 should greater opacity
be needed.

Page 3
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Village at the Peak Master Plan Amendment
I nftastructure Feasibility Report

Total Sanitary Sewer outflow ftom the proposed lntensification is as follows (residential unit
countfor project is 360 multi-family units):

Land Use Aaeage
(aoes)

Residential

UnitCount
Average

DallyFlow
Avenge Daily

Flow(gpdf
Peaking

Factor

Peak Daily

FlowGpd)

Rsidentlal
(HDSI

39.83 350 270
eod/unit

97,2OO 3 291,600

Total 39.83 97,2@ 291,600

* Flow rates peTWCDWR Draft Sewer Design Standards. Please reference to the Appendix.

Please reference to Figure l for locations of potential connection points for sanitary sewer.

For purposes of comparison, an 8" sanitary sewer line at the minimum slope of O.5% at75%
capacity (minimum slope and maximum capacity per WCDWR standards) can accommodate
approximately 545500 gallons per day (gpd). A ld' sanitary sewer tine at the minimum slope
of O33Vo at75%o capacity crn accommodate approximately 803,000 gpd. lt should also be
noted that the sanlbry sewer within the area is under jurisdiction of WCDWR. However,
sanitary sewer from this area feed south into the City of Spark system and uhimately fueds to
the Truckee Meadows Water Reclamation Faciltty (TMWRF). Through an interlocal agreement
with the City of Spark, WCDWR applies a reduction factor to the sewer connection fee of 75Yo,

bringing the fee from SS,a00 per resldential unit to 54050. A connection fee in ttre amount of
$5,518 per residential unit is then required to be paid to the benefit of the City of Spark for
use of their system. As it appears that the proposed intensification will not increase the total
unit amount within the Area Plan, the total unit count with this intensification should frll
within the agreement parameters.

DRYIMIMES

NV Energy currently has electrical and gas mains running parallel to the west side of Pyramid

Highway seMcing properties to the north. ln order to gage whether or not additional
infrastructure would be necessary to service the subject property, a discovery would need to
be performed by NV Enetgy, but is not anticipated.

Please reference to Figure l for locations of potential connection points for dry utilities.
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Village at the P.rf. frf.rt , plan Amendment
lnfrastructure Feaslbility Report

RES.AIMEDWA:TER

Should Reclaimed Water be used for inigation within the future development of the site,
infrastructure under the jurlsdiction of the City of Sparks exists within Calle de la plata west of
ffimid Highway.

Please reference to Figure 1 for locations of potential connection points for Reclaimed Water.

FEMA FTOOD ZONE MmGAT|ON/STORM DRAMGE

FEMA Flood Zone Mftigadon

The North Spanish Springs Detention Facility (NSSDF) and associated appurtenances, including
a sedimenbtion basin, were constructed in the late 200Os to alleviate flooding concerns west
of Pyramid Lake Hfhway. The sedimentation basin and channet are just south of the site, and
channelize water from the Griffith Canyon drainage (Spanish Springs wash) east of the site.
FEMA flood zone maps have been updated to account for the detention facility. However, a
FEMA designated Flood Zone AO with a Depth of l foot still inundates portions of the southern
portion of the site (reftrence to Figure 2 for potential necessary drainage facilities, detention
and reference the Appendhfor FEMA information). lt is anticipated that a trapezoidat channel
will need to be constructed along the eastern perimeter of the site to channelize the flood
flows west along the north side of Catle de la Plata, and a culvert will be constructed under
Calle de la Plata to convey flows to existing channel atong the south side of Calle de la plata and
ultimately the sedimentation basin. At the time of final design for the site, a Conditional Letter
of Map Revision (CLOMR) should be prepared and submitted to FEMA for approval. After
construction of the facilities a Lefter of Map Revision (LOMR) shoutd be prepared and
submitted to FEMA for apprornl, and the area of Zone AO can then be removed from the site.

Storm Drainage

The portion of the site described previously naturally drains to the southwest for eventual
outflow south and wesL The remaining portion of the site natunlly drains to the northwest
for eventua! outflow to the Boneyard Flat area. Final design of the site shoutd include a
trapezoidal channel that will cut off existing flows fiom the east and carry them to the
northwest comer of the site. As the site is designed and developed, it is anticipated that storm
drainage frcilities onsite willdrain to the channel and to the northwest. As increases in peak
flows and volumes from storm drainage will need to be mitigated to the existing condition, a
detention/retention basin is anticipated atthe northwest corner of the site. Flows willthen be
released as per the existing condition to the adjacent parcel to the west (ApN S34-571-OU
either via sheet flow or in conjunction with the property owner in a channel to the north and
west across said parcel.
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Village at the Peak Master Plan Amendment
lnfiastructure Feaslbility Report

TMWA WATER RIG}T5. MEffiODOTOGY FOR CALCI'LATTNG DEMAND AND WATER RESOURCES
REQUIREMENTS - WATER RIGHTS SUBJECT TO TMWA RUIE 7

Prolect S[te: 3983t Acres

Suburban Resldential - Total Unit Gount - 360 Multi-Famlly Units

. 360 multi-family units - 0.12 AFY/per unit = 360 x 0 .i2= 43.2 AFt
r Landscape (estimated) = 9.0 Aff
e TOTALWATERRIGHTSRE$DEfiffiAIAREA

+9.0=52.2

TOTAT WATER RIGHTS WTH 1.l1TRUCKEE RIVER RIG}ITS MULTIPUER
o 52.2xt.11=FiZ-9Atil

* See Appendix forTMWA Rule 7 excerpts.

** Should reclaimed water be used for inigation purposes, applicable landscaping water rights
would not be required. However, City of Spark' reclaimed rights may need to be secured.

CONCLUSION

ln conclusion, the findings included in this lnfrastructure Feasibility Report support the
requirements of the Area with respect to a Master Plan Amendments, specifically, (7) the
imprwementr likely to be required to support the intensificffion, and (2) those imprwemenB
have been determined to be in substantial compllance with oll applicoble existing facilities ond
resource plons for Sponish Springs by the Deponment of Woter Resources.
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Exhlblt H: Public Correspondence

MPA15-004 & RZAI5-006

From: dog karma77T@sbcelobal.net

Sent Thursday, November 05, 2015 12:tl0 PM

To: Pelham, Roger; Mullin, Kelly
Cc karma777@sbcglobal.net

Subject:Re: CIIZEN I NPUT //corrected version

Corrected vercion, please use this version. Thank Dan On
Nov 5, 2015, at 12:25 PM, dog <karma777@sbcglobal.net>

wrote:

> Nov.5, 2015

> Please include my written inputs for both projects, 350 &370 Calla de la Plata. My inputs are the same for both
applications as they are essentially asking for the same Residential up Zoning.

> Refi Spanish Springs Area Plan.

> 1.. The SS area plan clearly calls for a 'Transition Zone" that is not being applied to these residential up zoning
requests. The SS area plans Character Statement paragraphs 2&3 address this issue. "The Suburban core,
together with the transition zone, will be known as the Suburban Character Management Area (SCMA)". lsee no
Transition Zone mitigation in the applications. The SS Area Plan Character Statement clearly states 'This area will
contain all commercial land use designations and residential densities greater than one unit per ten acres". There
are numerous large lot (10acres) parcels adjacent to to these requested up zoning applications with no Transition
Zones. I own a 10 acre parcel that is zoned G& ldu per parcel. I feel it is unfair to the existing property owners to
zone MDS 3du per acre next to existing parcels that are zoned 1du per ten acres. Again there are no Transition
Zones. The Transition Zones are a part of and are included in the SS SMCA.

> Recommendation: Apply a Transition Zone of LDS 1du per acre adjacent to all existing developed property.
This will provide a buffer that is more acceptable.

> 2. LDS (ldu per acre) vercus requested MDS (3du per acre) up zoning on the East side of Pyramid Highway.
When the SS area plan was drafted the intent was to keep the land in the SS SCMA on the East side of Pyramid
Highway zoned to a maximum density of LDS (1 du per acre). I was directly involved as a citizen in its drafting
along with County Staff and the SS CAB.

> Paragraph 2 of the Character Statement states: 'This suburban core includes a broad mix of non-residential
uses together with residential densities of up to three dwelling units per acre." lt further states: 'These
suburban land uses are located predominately, but not exclusively, on the West side of Pyramid Highway."

> Currently there are no MDS (3du per acre) zoned property on the East side of Pyramid Highway. I am concerned
that if we let these developers increase their properties zoning to MDS it will open up any other developer on the
East side of Pyramid Highway to use the MDS zoning. This will set a bad precedent.

> Recommendation: Keep LDS (1du per acre) the maximum zoning density on the East side of Pyramid Highway
as anticipated in the SS Character Statement.

MPA|,-0U & RZA15.0A6
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Exhibit H: Public Correspondence

MPA15-004 & RZAI5-006

> Please deny the requested up zoning request of MDS (3du per acre) and limit the applications to LDS (ldu per
acre). Also require the developments to comply with the Transition Zones addressed in the SS Area Plan
Character Statement.

> 3. Water. Both developers said that their water rights are Truckee Meadow water rights. The developers both
said that they will not be using groundwater. This is technically correct but not true. I requested from County staff
to have TMWA attend our 4 Nov 2015 CAB to brief the citizens on the SS area water system. They could not
attend. I know that there are 34 commercial wells that supplement water use during high peak times. The
citizens that are on wells are concemed about the water table level with significantly higher density. Seems that
no one wants to be straight up about our vallet's water. The developers do not know how it works, nor county
staff.

> Recommendation: Have TMWA available for the Planning Commission to brief the board if questions arisel

> Respectfully Submitted,

> Dan Herman
> Campo Rico Ln
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@
BRIAN SANIEIVA- Govenor

SI7ATE OF NEVADA

DEPARTMENT OF THANSPORTATION

Di$rictll
3l0GallettlWay

Sparks, Nevada89431
0?06re0 FAx(rr5)ate0

September 2S, 2015

Washoe County Comrnunity Sonrice Department
Planning and Development Division
P.O.Boxlll30
RenqNV 89520-0027

Attention: Ms. Kelly Mulliq Planner

elRAFH0ftdalm0.Ot{tDadogmdRevhl0lSltTadtotGorrrtrlsn{sCcflcd!hflana.Sgadodftt4so.doc

(.StllEG a'l.tt

Dear Ms. Mullin:

I have reviewed the masterplan amendment to the Washoe County. I have the fotlowing
comments:

I . friol to any grading adjacent to the Nevada Department of Transportation right-of-way, a
Drainage Reporq including a grading plan, and a Dnainage Form must be submitted to the
Permit office. A Drainage Information Form is attachd. Please contact&e Permit Office at
(7 7 5) 83 +9330 for more infomratiou

2. The Nevada Department ofTransportation uill require an ocsuparsy permit for any work
pgrforyted within the State's right-of-way. Please contact the Permit bffice at 07, $4-
8330 for more information rogarding the occupancy pennir

3. Developer is encouraged to coordinate traffic study review and seek NDOT traffic study
approval early in the derrclopment planning proces$ It is likely the volunes created wi&
these prqiects will wamant the installation of the uaffic signal or alternative taffic mitigation
at lhe intersection of SR 445 and Calle de la Platta-

4. !tupp*t the proposed development could have significant impact to SR,l45 (P),ramid
Hqry). NDorcurrently dges nor have plans to upgade this roadway. NDor zuggest
co-nlidering any potential impact to the roadway and any required mitigation. Any required
mitigation will require a pennuent encroachment permit ard appropriate coordination with
NDOT Disrict II staff, NDOT Headquarters Traffic stafi and NDOT Headquarters Design
staff.

5. sR445 (Pparnid Hwy) has a posted speed of55 mph through the prqiect limits. A
deceleration/right tura lure will be required from northbound SR 445 to eastbound Calle de la
Platta

6. Lefr tum/deceleration lanes will be required on southbound SR 445 to eastbound Calle de la
PIatts.

BUDY ITTALFABON, PE. Director

MPAIs-003
MPAI5-004

Sugarloaf Est*es
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7. The state defem to nunicipal government for land uso development decisions Public
involvement for Development related imprcvements within the NDOT rieht-of-way uhould
be considered during the municipal land use development public involvement process.
Significant publio imprwements within 0re NDOT rightof-way developed after the
muieipal land use development public involvement prooess rnay require additioral public
involvemenL It is the responsibillty ofthe permit applicantto perform suolr additional public
involvemenl We uould encoursge such public involvement to be part ofa municipal land
use development prccess.

Thank you for the oppottunity to review this developmsnt pmposal. The Departnent rcseryes
thc right to incorporale ftrther changes and/or comments as the design review advances. I look
forward to working vith you and your tearn, and cornpleting a successful project Please feel free
to me at (775)834-832Q ifyou have any fir&er questions or comments.

File
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ffi nGopNAt rnAxsxrf,rAnor cofrrfiusstoN
Malrupalltaa Planutng. htbllcTtaasgortotlut 6 og*atlons , Englnearhg&consffuctlon

\@ Mctropoltlan lrlannirgOryoniatlon ofWruhoc County. Notda

October6,2015

Mr. Hoger Pelham, Senlor Planner
Communlty SeMces DeparUnent
Washoe Courty
P.O. Box 11190
Reno, NV 89520

REr MPA15{04fiZA1$006(Sugarloaf Ranch Estates)

Dear Roger,

The applioant ls requesting a master plan amendment and a regulatory zons amendment on
appro:dmately 39.84 acres looated on the north slde of Calle de la Plata tlrlve eist of Pyramld Hlghway.

The Raglonal Transportatlon Plan (RTP) ldentr'fies Pyramid Hlghway lrom Queen Way to Galle de plata
Drive as an artedalwiUt hig! access control (HAC). Calle de ta ptaia Drive, east of Pyramid Highway ls
not delgnated as-a regional road. To malntain arterhlcapacity, ttre fotlowing RTP acbess rnanagemLnt
standards should be met

' lfi[nup 
-sbnll 

rpohg lr for phnnlng pupoaca oilg addiflqd andydr mrrt bo mrde ol propocerl n.w dgnrls
. phnrd e?gru$tod htcn stqr, sd olhar rd!u!n[ h!8or! hprding'conilor buct C urvt&. 

-

r itfrdrmln rpffhg froil dlmhd kil.nlcfionrr.Dtdng otru irivrudn.' lltproanmoledtanS0hbe${dgh.tmrnorancnudlstgh.Faakhour.

The policy Level-of S.rylgg (LgS) standard for Pyramld Hlgfirway'rs E. New intersections or changes io
edstlng interceotiorts shall be deslgned to provide a level of seMce conslstent wltr malntalnlng the poficy
level of seMce of the intersectktg conidor. This proleot should be requlred to meet altthe condtioni
neoessary to 0omplete road fnprovements to malntaln pollcy LOS standards.

The 2035 RTP ldentlfies the sectlon of Ppamid Hlgfirvray from Sparks Boulemrd to Calle de la plata
Drfue as a future 6-lane frggway as part of tte Pyramld Hlghway/Sun Valley/l.JS gg5 Gonnector. Destgn
and rlght of uay are antlclpated ln the 2029-2095 tlmelrame wlth the construction after 2035. The
Federal Hlghway Admlnlstralion,-ln_cooperatlon wllh tho Nevada Department of TransportaUon (NDOT)
and the BTC, has lssuad a drdt Envlronmental lmpaa Shlement for the proposed US 39S/Fyramld
Connedion. For more lnformation, please see the webslte at PvramidUSSg5Connectlon.com. For
fufiherinfomation on the US 395 Connector, please contact Doug Maloy at 335.1866.

HTCEoad: NeomaJadon(Chdr). RonSmllhMoo0halr) . EobLscry . PaulfvloKerrzle . VaughnHztung
PO Bo. SqrA Fano, NV &1520 . t 105 Temlnsl Way, Horo. f.lv 8S5O2 . r,ffi48.O{(xl . tbtmsho€.cotn

FR: Chrono/PL1trt-15
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Page2 MPAI 5{04/RZA1 5'006 (Sugarloaf Hanch Estates}

The Traffio lmpact Study fl1S) prepared by Traffic Works dated September 15, 2015 was submfited vulth
the appllcdion. The study anallzed tre turo ac@ss polnts on CallE dE la Plata Drive seruing the proJect
development and the intersEcffon at Pyramld Highway,

A revleuv of tm Tnfilc lmpact Strdy (tlS) found he followlng:

1. The TIS Evaluated the Manual on Unlform Traffic Control DeMccs (Ml,rTCD) trafflc slgnalWanant
2 - Four-Hour Vehlouhr Volumes and Warmnt 3 - Peak Hour lor the Pyramld Hlghway/Calle de
la Plata Ddve iniersedion underfte odsting and erdsting plus proleot corrditlons.

a. When evaluatlng traffic volumes for traffic slgnal warants, lt ls accepted practlce to
dlscount dght tum traffic from the total mlnor-steet approach volume. Rlght tum Oaffic
can generally proceed raflh mlnlmal delay wltrout a trafflc slgnal.

b. The Four-Hour slgnal uarrant indicates frrat at least four hours d trafffc data lle in the
slgnal-wananted region. Howsver, dlscounting right turns from the side streat traffic drops
the two peak hours below he uarmnt. Altrough data for the other two hours (non-peak)
are not lncluded, it ls likely thd they would also fall below the threshold, resulling in a
oonclusion of the signal not belng wananted.

c. The MUTCD states that he Peak HourWanant nshall be applied only in unusual casesr
sudt as offlce complexes, manufacturlng plants, lndustrlal complexes, or hlghoccupancy
vehlcle facilities that attract or dlscharge large numbers of vehloles over a short tlme.'
Therefore, the Peak Hour Wanant does not apply to a resldentlal projed.

2. Trdfic slgnal wanants are not met with the exlstlng or exlsting plus proJect lraffic volumes.
AddlUonal new development cunently under review in the vlclnfty of Calle de la Phta Drlve may
lncrease traffic volumes related to he MUTCD Four-hour Vehloular Volumes Wanant. Additional
analysls should be provlded to determlne il warrants are met, in addltlon to the evaluatlon ol
altematlve lntersectlon designs, lntersectlon ahead wamlng slgnddetectlon, enhanced
lntersection llgffig, etc.

The land use datia ln ths RTC's travel demand model does not lnclude any resldental grourtr. lf ttris
proiec{ ls approved, we will adjust our Uavel demand model lncreaslng the land use growttr in the TAZ.

Thank you for the opportunlty to comment on thls prolect. lf you have any questions, please feel free lo
contact me at 3391918.

Sincerely,

QJn-^
DebraGoodwin
Plannhg Administrator

DG/lrn

Coples: BlllWhlhey,WashoeCountyCommunltySeruioesDepartment
Marchon Miller, Reglonal Transportadon Commlsslon
Tlna Wu, Beglonal Transpodatlon Commlssion
David Jlckllng, Reglonal Transportatlon Commlsslon
Julle Masterpool, Regional Tnnsportallon Comrnission
Doug Maloy, Reglonal Transportation Commission
Janelle Thomas, Nevada Departnent of Transportatlon District ll
Jeremy Smlth, Truckee Meadows Reglonal Plannlng Agency

6,{1 Sugadosl Ramh Eslatc
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05 October 2015

Rogu Pelhaq Seniot Planner
l7ashoe Co*ty Commrmity Services Depr
1001 E. 96 Stteet
Reno I.[V 9512

RE: MPA 15-004 addRZAl5-006 (Sqgadoaf Raoch Estates)

Dear Mt Pelham,

Tlre \Fashoe County Schoot Distda estimates that the proposed zooe change on &e 39.8,t-,aae
subiect property will rcsult iu the possibility fot 7?-0 nevr single-farrily units, urhich will have some
impact oo WCSD &cilities. This ptoiectis cr:ueatly zoaed fot the following schools:

Alyce Taylor Elementary - Z1?E,gpnaaDdve, Sparks I\M 89431
Opened in 1990

o Capacity = 643
o 201*2015 Earollment'r = 614 (95% of capaciry)
o Portable units onsite - 2 (4 totsl "lasstooms) - Provides temporaf,y space for up to 100

studeots. However, portables do uot provide additional lunchtoom, computer Iab or
space and are intended to be turrporzury measures to be used ptiot to neur school

constnrction" \[CSD does not cr:rtently have a sufEcieot funding soutce fot new school
coustuctioo"

r Estimated prdect impact = 33 oew ES students (20 single-farrily uoits x 0.n7 students
pet uoit - 33) - Project will increase eotollment at Taylot to l0l%o of capacity.

r Special Pmgrams - Taylot has 1 classtoom dedicated to specid education programs, which
teduces the capacity of the school

. Ovetcrowditrg Strategy - Oo Septemb et 2, 2015, the !flCSD Board of Trustees set 1200

of capaaty as the conversioa theshold fot el"menary schools to be converted to a multi-
tta& year-round calendar, lshich incteases effective capacrty of the school by approximatdy
?5%, This policy will go into effect as of the 2017-?-018 school year. Taylor is cutendy at
95% of base capacity for the 201+2075 school year. 20t5-2016 Couot Day eorolLneot
numbere aaybehigher.

MPAI&004 & RZAI5-006
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Shaw Middle - 600 Eagle Canyon Ddve, Spad<s NV 89436 - Opeaed ttrz0M
. Capaclty=t0'lil
. ?.01+n15 Earollment* = 1008 (94% of capacity)
o Portable units onsite = 2 (4 toul dasstoomO - Provides t€mpomry space fot ,p to 100

students. However, pormbles do not provide additioad luchrcom, computer lab ot
plzygtund/field qpace and are ioteoded to be tempomry measures to be used ptiot to new

school constnrctioa. \[CSD does not currently have a sufficieot furdiog sorrtte for new

school constnrctiotr
o Estimated proiect impact = 8 aewlMS studeats (120 singfe-family units x 0.064 students per

unit = 8) - Projea will increase eorollmeot at Shaw to 95o/o of capacity.

. Specid Programs - Shaw has 3 classtooms dedicated to qpecial education ptograms, which

reduces the capacity of certain classtooms within the school
o Overcrowditrg Strategy - The Shaw prcperty may be able to accommodate additioaal

poruble classtoom uoits if aecessary. The caveat regarding the two e*ittiog pomble
clas$ooms applies to any additional units.

Spanish Springs High - 1065 Eagle Cauyon Ddve, Sparlc NV 89436 - Opened ia 2001

r Capacitlt = Z160

o ?.014,2015 Euollment* = 2375 SMo/o of capaciry)
r Portable units onsite = 5 (10 total classroom9 - Ptovides tempora^ry sPace fot up to 250

students. However, portables do notprovide additionallunchtoom, compuEflabrparJ<ingor
sports field space and are intended to be temp oruy measrues to be used pdol to new school

coastruction WCSD does not currently bre a sufficient frm,{ing soruce for ncw school

coastflrctioll"
o Estimated prciect i-rpact = t6 new IIS studeots (120 singte-family units x 0.136 shrdents

pa r:oit = 16) - Ptoiect will increase enrcIlment at Spanish Spri"gp to 108% of capacity.

o Special Programs - Spanish Spdags has 4 classrooms dedicated to specid education

programs, which reduces the capacity of cettain dassrooms within the schooL

o Overcrowding Stmtegy - Topogmphy and partring constraints may oot ptovide enough

space for additiooal portable classroom units oo the Spanish Sptinp Higto Schoolpropeay.

*Offieial2D15-20l6entollment nrunbers are not available as of the date of this teviewbut ate

anticipated to be higher at many schools. The Disttict has recent$ intrcduced the Data
Ga[ery that provides details of \[CSD buildir€B including c.apadty, ovetctowdin& rePail
needs, upcoming ptoiects, and more, The Data Gallery cao be found atz

http:''datagallery.washoeschools,aet /

Recommended !7CSD Condition for MPA 15-004 and RZA 15-006 (Sugarloaf Ranch Estates):

A disclosure shall be made by the developet to each homebuyet on their closing documents

thatpli|students in this subdivieion may be assigned to the D"earest \[CSD schoo(s) with
available capacity in the event that the zoaed gchools cannot accorlmodate additional

students.

Thar*you for the oppotrmity to commert

MPA|5-004 & RZA|5-406
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[,Ke,
MikeBostc
SchoolPlaonct
14101OldVlginla Rmd
RcnoI{IVUSA 89521
Washoe Couoty School District Capita1 Ploiece
775.7893810
mbosta@washoegchools.aet

MPA|&004 & RA15-006
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Charles A. Moore
EheQticf

October 7, 2015

Washoe County Community Services Department

1001 East Ninth Street
Reno,NV 895U

Re: Master Plan Amendment Case No. RZA 15-006 (Sugarloaf Estates|

The Truckee Meadows Fire Protection Dlstrict (TMFPDI will approve the above MPA with the following
conditions:

r Any developments on the property shall rneet the requirements of WCC 60.

r Plans shall be submitted for review and approvalto TMFPD.
. A Vegetatlon Management Plan ls requlred for the proJect in accordance with the requiremenG of the

lnternotionol Wldland Urban lnterlace Code,2072 Ed. shatl be submitted forapprornl byTMFPD.
o HOA and CC& R requlrements and condltlons shall be submltted for revlew, comment and approva! by

TMFPD priorto recording adoption and use.

o Minimum cul-de-sac radius shall be 45 feetforffre department use.

o Rolled curblng is required on roundabouts forfire department use.
o Emergency/secondary emergency access shall be provided for the project, not contlngent on future

adjacent project development, but at tirne of the submission of the subdivislon map. Thls easement shall

be maintained by the subdivision and shall meet the requirements for access ln accordance with WC

Code 60.
. Open spaces and dralnages shall be malntained in accordance with WC Code 60 and conditions placed in

the HOA and CC&R docurnents ensuring vegetation management and maintenance.

Please contact me with any questions at (775) 326-6005.

Thank you,

Amy Ray

Fire Marshal

MPA|&oU & RZA|&006
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Charles A. Moore
EireAicf

October 7, 2015

Washoe County Cornmunity Servlces Department
1001 East Nlnth Street
Reno,NV 895L2

Re: Master Plan Amendment Case No. MPA 15-004 (sugarloaf Estates)

The Truckee Meadows Fire Protectlon District (TMFPD!will approve the above MPA with the following'
conditions:

r Any developments on the property shall meet the requirements of WCC 60.
o Plans shall be submitted for review and approvalto TnnFpD.
o A Vegetation Management Plan ls required for the project in accordance with the requlrements of the

lnternotlonalWldlond Urban lnterface Code,2072 Ed. shall be submitted for approval byTMFPD.
o HOA and CC& R requlrements and conditlons shall be submitted for review, comment and approval by

TMFPD prlorto recordlng adoption and use.
o Minimum cul-de-sac radius shall be 45 feetforflre department use.
o Rolled curblng is required on roundabouts for fire department use.
r Emergency/secondary emergency access shall be provided forthe project, not contingent on future

adtacent project development, but at time of the submlsslon of the subdivision map. This easement shall
be maintained by the suMMsion and shall meetthe requirements for access in accordance with WC
Code 50.

o Open spaces and drainages shall be maintained in accordance wlth WC Code 60 and conditlons placed in
the HOA and CC&R documents ensuring vegetation managernent and malntenance.

Please contact me with any questions at (775) 326-6005.

Thank you,

Amy Ray

Fire Marshal

MPAI5-404 & RUt&006
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From:
Sent:
Toi
Gc:
Sublect:

Corbridgq Klmble
Tueday, October06, 2015 8:53 AM
Mullln, Kelly; Pelham, Roger
99?FI. A!am; Crump, Eric g Smittr, Durayne E.;Vesely, Leo; Lawson, Clara
RE: MPA15-004 and RZA1S006 ltem 2

Sorry Kelly this was to go to Roger.

From: Corbddger l(mble
SenR Tuday, October06, 2015 8:07 AM
To: Mullin, Kelly
Gc Searcy, Adam; Crump, Eric S; Smith, Dwayne E.; Vesely, Leo; Lawson, Clara
subJe6: MPA15-004 and RZA15{05 ltem 2

Kelly,

I have reviewed the referenced Master Plan Amendment and Regulatory Zone Amendment and have no
comments orcondltlons from the Roads penipective.
Thx,

Kimble

Kimble O. Corbridge, P.E., CFM

Washoe County Community Services Department
KCorbridee@washoecountv.us I o775.328.204L1f 775.328.3699 | 1001E. Ninth St., A-255,
Reno, NV 895L2

Connect with us: cMail I Twi.tter t Facebook I www.washoecountv.us

MPAI6-0M & RU|*A06 .
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Washoe County
COMMUNITY SERVICES DEPARTMENT

Engineering and Capital Projeets

November3,2015

To: RogerPelharn,SeniorPlarner,ComrrunitySenriesDepafinent

From: Timothy Simpson, P.E , Environmental Engineer tr

Subject Master Plan Amendment MPA15-004 and
Regulatory Zone Amendment RZA15-006
&ryarloaf Ranch Estates APN: 534,562-07

Tlrc Commwdly Serulces Dqnrfrnent (CSD) lus revlewed the subJect oppltcation and lus the
following commenls:

The applicant is requesti4g to ameud the Spanish Springs Area Ptan. The amendment request
would redesignate one property of *39.83-acres from a mk of IndusEiat (0, Commercial qg
and Open Space (OS) to Subnrban Residential (SR). See attached map. The zubject property ii
located on the north side of Calle De Ia Ptata approximately 1400 feet east of the intqsecion of
Bramidllighqay aud Calle de laPlata andis withinthe Suburban CharactermanagementArea
(SCIVIA) of the Spanish Springs Area Plan,The zubject property is within the wrincorporated
portion of the washoe county Tnrckee Meadows senrices Area (I\[sA).

SEWAGE COLLECTION CONSIDERATIONS

The properties listed on this Master Plan Amendment are within Washoe Cormty,s
se$rer seryice area.

The applicanfs Eugineer shall provide a sewer report to the DWR to ensure the
proposed density increase by the land use change does not adversely affect any se\iler
infrastuctrue.

CONCLUSION

The CSD is current preparing a facility plan for the Spanish Springs Area. This
document identities the potential for significant off-site sewer improvoments that the
Applicaat will need to constnrct in order to obtain senrice &om the Commuuity
Services Departnent

MPA|5.O04 & RZAI5-006
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Washoe-Storey
Conseruation

District

Natural Resource
Conservation Service
1365 Gorporate Blvd.

Reno, NV 89502

Tel: (775)857€500
ext. 131

Fax: (775) 857-8525

Board of Supervisors:

Bret Tyler

James Shaffer

Gounty Appointee

Kevin Roukey

Tory Friedmen

Spencer Scott

James Muntin

of less that2%o. The property includes sagebrush, rabbit brush and native grasses. There aro no

Roger Pelham, MPA., Senior Planner
KollyMullinrPlanner
Washoe County Community Servtce Deparfuent
Planning and Ilevelopment Divfulon
10018. Nlnth StrBtdg. A
RenorhWt95l2 September29r20l5

lubject August Agenry Reryiew - case Nos. - MPAI5-0fft (sugartoaf Estate);
RzAl5-005 (sugarloaf Estates); MPAI5-004 (sugarloaf Ranch Eshte); ruzAl5-
006 (Sugarloaf Rsnch Estates)

Roger,

Thankyou for providing us the AugrstAgencyReviewand the opportunityto review
and provide comments. we have reviewed the subjeot proposed projecb as requested
and we have the following comments:

Master PIan Ameudment Case Number MPAI$003 (Sugartoaf Estates)
The proposed project is to approve an amendment to the Washoe County Master PIan"
Spanish Springs fuea Plan to change the Master Plan Designation on one parcel of +/-
58.49 acres from a mix of suburban Residential (sR), Industial (D and commercial
(C) to Suburban Residential (SR). The proposed project is tocated on the north side of
Calle De La Plat4 approximately 02 miles east of ir intersection with Pfrramid
Highway. we have the following comments and recommendations on this proposed
project:

1. The applicant states on paga 14, paragraph 5 under the heading ofFuture
Development states.,." As a common open space developmen! covenants,
conditiong and restriotions (C@R's) will be recorded and a homeowners
association (IIOA) witl be created to maintain common areas and open space.
With the zubsequent tentative map application, specific details will be provided
in regards to landscaping fencing, etc. The project will provide constancy with
the theming and development standards included in the Spanish Springs Area
Plan Furthormorg by clustering units, conservation of natural resourpes,
especially water, will be achieved. It is envisioned that significant affention will
be given to xeriscaping and drought tolerant plantings within common areas. In
terms ofthe cenhal parlc, details as to whetherthis will be dedicated to Washoe
County or maintained by ttre HOA will be determined as part of the tentative
map review process." We recommend trat the maintenance of common areas
should specifically include drainage channels and any flood detention basins
trat may be constnrcted in the development aroa. Ws also recommend that the
developer be reguired to coordinate wittr flre Washod$torey Conservation
Disbict to selest an appropriate seed mix and other plantings to be used in the
development site.

2. L[IT.9.1 discussed on page 39 in items a. V and VI state..." Provide financial
assuranoes for any proposed improvements within the open space and Provide
mechanisms to assuro perpetual maintenance ofthe open space"... Wo
recommend that the County require inolusion of maintenance of all drainage
channels and flood confiol detention basins in the financial assuances and
perpefual maintenance.

3. Planning and Development MasterPlan Amendmenf Application ll{aster
Plan Amendment Supplemental lnfomation - [n response to Item 5, the
applicant states..."Ihe site is undeveloped and contains flat terrain with slopes

OPEN
cW Ar
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waterbodieq geologio hazards, culhrral resources or historical resources known on tho property.
Refer to the attached report for a detailed site analysis and photos of tho existing condition".. .

After an on-site inspection it was observed that there are sovqal ephemeral washes on site, with
ono, Griffith Canyon, that passes tbrough tre proporty and bisects iL We recommend the County
require a complete set of plans illustrating the on-site drainage plan ttrat will handle a 10O-year
storm event

4. Item 6a - Is tho property located within the tO0-year flood plain? - The applicant checked no.
Ow review of the County Ass€ssors FEMA flood plain maps indicates that ths lower thirrd ofthe
proPerty is within the 100-year flood plain. We recommend the County requhe tho applicant
revise ttreir application and include desigo information on how they intend to handle on-site
drainage for this event During &is past year this area oryerienced soveml flooding events. We
recommend that the County require the applicant to construct appropriato sized frapezoidal
ohannels on the property to ohannelize the potential flood flows so that they oonfluenco with the
existing appurtenances of the existing North Spanish Springs Detention Facility.

5. Item ft - Does the property contain geologic hazards suoh as astive faulE; hillside or
mountainous areas; is subjeot to avalanches, landslides, or flashfloods; is nea a steam or riparian
area suoh as the Tnrckee River, and/or an area of ground water recharge? The applicant checked
no. This area is subject to flash flooding. Just this past year &e area experienced flastr floods that
closed the road. Also there is an ephemeral sEeam that bisec6 the property. This area is within
HUC 16050102, Truckee - Californb Nevada Basin. We recommend the County requiro the
applicant to provide plans that address how they plan to contol flash flooding and the potontial
for a 100-year flood event.

6. Item 9 - Water RighE Issues - The applicant has not provided any information with regards to
water rigfrts issues. We are concemed that the County would approve a Master Plan amendment
witlrout this information. lVe recommend that the County require the applicant revise their
application and provide the required information concerning waters righb.

7 . Regulatory Zone Amendment Supplemental Information - Item 5 - Does the property
conAin developrnent conshaints such as flood plains or flood ways, weflands, slopes or hillside in
oxcess of l1Yo, geologic trazards such as active faults, significant hydrologic rssouroes or m4jor
drainages or prime farmland? The applicant oheeked no. The lower third of the property is
within the 100-year floodplain and conuins ephemeral channels that are subjectto flash flooding.
As proviously stated, we recommend the County require the applicantto provide plans that
address howthey plan to contol flash flooding and the potential for a 100-year flood evenl

8. Item 7 - Water Rights Issues -The applicant has not provided any information with regards to
water rights issues. We are concerned that the County would approve a IMaster Plan amendment
without this information. We rccommend that the County require the applioant rflrise their
application and provide the required information concerning waters rights.

Regulatory Zone Amendment Case Number RZ\15-005 (Sugarloaf Estates)
The proposed projeot is to approve an amendment to the regulatory z)ne on one parcel on one parcel of
+l- 58.49 acres from a mix of Iow Density Suburban (LDS), Open Space (OS), tndushial (I), and
Neighborhood Commercial (NC) to Medium Donsity Suburban (MDS). The proposed projectis located
on the north side of Calle De ta PIat4 approximately 0.2 miles east of is intersection with Pyramid
Highway. We have the following commenB and recommendations on this proposed project:

All of our comments regarding the Master Plan Amendment Case Number MPAI5-003 apply to this
action as well.

Master Plan Amendment Case Number MPA1$004 (Sugarloaf Ranch Estates)
The proposed project is to approve an amendment to the lYashoe County Master Plan, Spanish Springs
Area PIan to ohange the ltdaster Plan Designation on one parcel of +/- 39.34 acres from a mix of Industiat
(D and Commercial (C) and Open Space (OS) to Suburban Residential (SR). The proposed project is
Iooated on the north side of Calle De Ia Plata, approximately 0.2 miles east of its intersection with
Pyramid Hig[rway. I[e have the follouring comments and recommendations on this proposed projecc

MPAI&OM & RA1ffiO6
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All of our commenb reguding the Ma$er PIau Amendment Case Number MPA15{03 apply to this
action as well with tho exception that fie applicant acknowledged ttrat the property is within the 100-year

flood plain and in this case the applicant did provide water rights information.

Regulatory Zone Amendment Case Number RZA15-006 (Sugarloaf Ranch Estates)
Ihe proposed project is to approve an amendmemt to the regulatory z)ne on one parcol on one parcel of
+|39.W acres from a mix of Open Space (OS),Industrial @ and Neighborhood Commercial (NC) to

Medium Densrty Suburban (MDS). Tho proposed project is located on the north side of Calle De Ia
Plata, approximatety 02 miles ea* of ib iutersection with Pyramid Higlrway. lVe have tho following
comments and recommendations on this proposed project:

All of our commenb regarding the Master Plan Amendment Case Number MPAI5-003 apply to tttis

action as well wift the excoption that the applicant acknowledged that tho property is within the 100-year

flood plain and in this case the applioant did provide water rights infonnation.

If these Irdaster Plan Amendmen$ and Rogulatory Zone Amendments are approved and ttre projects move

fonrard to tentative map we would appreciate to continue being inoluded on the agency reviow list

These aro our comments and recommendations for the subject projects. We appreoiate ttre opportunity to
provide commenb and recommendations on projeots trat may have impacts on our natural rmources.

Should you have any firrttrer questions pleaso contact Kevin I. Roukey by phone at 77 5-23?-157 1 or
email kevinir Sl@att.net.

Sincerely,

Kovin J. Rouken Dishict Coordinator
Washoe/Storey Conservation District

MPA|*oU & RA15-006
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Community Services Department

Planning and Development

APPEAL APPLICATION

Commu nity Services Department
Planning and Development

1001 E. Ninth St., Bldg A
Reno, NV 89520

Telephone: 775.328.3600



Washoe County
Appeal of Decision Appllcation

Appeal pf Declslon by (Check one)

tr Board of Adiustment tr Hearlno Esmlner
tr DEsisnReview0ommlfiee tr ParcelMao Review Commlttee

tr Diretorof Bu[dinq & SaEh {NRS 278.310) El Planninq Commlssion

tr Dlrector of Plannins and Drivelopment tr Code Enforcement Offcer

AppEllant lnformation

Name: Sugarloaf Peak, LLC/Appllcant Phone:776-321-3420

Address: 2l'l7 Norihtowne Lane Far n5-823-2929

Emall: ggordon@lnlaw.com

Citv: Reno State: NV Zo: BiStZ CelL 775-762-6"165

Orlolnal Apollcatlon Number MPA1$004 and RZA1$006 (lhe'Appllcatlons')

Proiect Name: Sugadoaf Rench EBEIE6

Proleot Locallon: APN 53+662-07

Date of decbion forwhlch appealls beino filed: DEcember 1.2015

State the speclfic action you are appeallng:

The Planning Commisslon's denial of the Applications,

Shte the reasons why thE decision should or should not have been rnade:

All of the f,ndings were clearly made as discussed in the staff report authored by
Roger Pelham.

For Staff Use Onlv
AppealNumber DatESbmp

Noles:



Appellant lnformatlon (continued)

Cite the specific outcome you are reguesting under the appeal:

We request that the Board of County Commlssioners reverse the Planning
Commission's arbitrary and capricious decision and approve the Applications.

State how you are an affected individualentitled to file this appeal:

The Appellant is the property owner and appllcant.

Did you speak at the public hearing when this item was considered? E Yes

ONo
Did you submit written comments prior to the action on the item boing appealed? O Yes

trNo

For time llmltations imposed for the various types of appeals, please refer to the Washoe County
Development Code (WCC Chapter 110) and Nevada Revlsed Statutes Chapter 278 (NRS 278).

APPELLANT AFFIDAVIT

STATEOFNEVADA )

)
coUNTYoFWASHOE )

l.
being duly swom, depose and say that I am an appellant seeking the relief specified in this petition and
that the foregoing statements and answers herein contained and the information herewith submitted are
In all respects complete, true and conect to the best of my
assurance or guarantee can be given by staff of the Planning

Public in and for said county and state

understand that no

me thrsajl' .

(Notary Blamp)

:m.X LAuilffi;cidihfi""i
: qmry,ilil;HJ,'H,:1ffi,#"rffi 

i
)$:7 No: lZW2. EptresArgusrg,2016:

.....1.1.,,.'..,'.,,,;
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AXl5-006 Attachment D

Planning Commission Memberc

James Bames, Chair

Sarah Chvilicek, Mce Chair

Larry Chesney

Thomas Daly

Roger Edwards

Philip Horan

Greg Prough

Carl R. Webb, Jr., AICP, Secretary

The Washoe County Planning Commission met in a scheduled session on Tuesday,
Decemhr 1,2015, in the Washoe Coun$ Commission Chambers, 1001 East Ninth Street, Reno,
Nevada.

1. "Determination of Quorum

Chair Barnes called the meeting to order at 6:30 p.m. The following Commissioners and staff
were present:

Commissioners present James Bames, Chair
Sarah Chvilicek, Vice Chair
Larry Chesney
Thomas Daly
Roger Edwards
Philip Horan
Greg Prough

Staff present: Wlliam H. Whitney, Director, Planning and Development
Dwayne Smith, Director, Engineering and Capital Projects
Trevor Lloyd, Senior Planner, Planning and Development
Kelly Mullin, Planner, Planning and Development
Roger D. Pelham, MPA, Senior Planner, Planning and Development
Nathan Edwards, Deputy District Attorney, District Attorney's Office
Kathy Emerson, Recording Secretary, Planning and Development
Katy Stark, ffice Support Specialist, Planning and Development

2. *Pledge of Allegiance
Commissioner Daly led the pledge to the flag.

3. *Ethics Law Announcement
Deputy District Attorney Edwards provided the ethics procedure for disclosures.

4. *AppealProcedure

Director Whitney recited the appeal procedure for items heard before the Planning Commission..

Washoe County Community Services Department, Planning and Development Division
Post Office Box 11130, Reno, NV 89520-0027 - 1001 E. Ninth St., Reno, NV 89512

Telephone: 775.328.6100 - Fax: 775.328.6133
www.washoecou n$. us/csd/plann in g_and_development

WASHOE COUNTY
PLANNING COMMISSION

Meeting Minutes

ruesday, December 
], llli

Washoe County Gommission Chambers
1001 East Ninth Street

Reno, NV



5. *Public Comment
chair Bames opened the Public comment period. There was no public comment.

6. Approval ofAgenda
!n accordance with the Open Meeting Law, Mce Chair Chvilicek moved to approve the agenda
for the December '1,2015 meeting as written. Commissioner Daly seconded the motion, wfricn
passed unanimously wilh a vote of seven for, none against.

7. Approval of November 3, 2015 Draft Minutes
Commissioner Prough moved to approve the minutes for the November 3, 2015, Planning
Commission meeting as written. Commissioner Horan seconded the motion, which passed
unanimously wtth a vote of seven for, none against.

8. Publlc Hearings

A. Master Plan Amendment Case No. MPA15-005 and Regulatory Zone Amendment
Case No. RZA15-008 - Hearing, discussion, and possible action:

1) To adopt by resolution an amendment to change the Master Plan Category on four
parcels of land totaling approximately 155 acres from a mix of Rural (R) (139.92 acres)
and Suburban Residential (SR) (15.07 acres) to 69.60 acres of Rural (R), 59.20 acres oi
Rural Residentia! (RR) and 26.1 acres of Suburban Residential (SR); and

2) Subject to final approval of the associated Master Plan changes, to approve a resolution
recommending an amendment to the Southwest Truckee Meadows Regulatory Zone
Map to change the Regulatory Zone on four parcels of land totaling approximately 155
acres from a mix of General Rural (GR) (139.92 acres) and Low Density Suburban
LLDS) I1!.q acres) to 69.60 acres of General Rural (GR), 59.20 acres of High Density
Rural (HDR) and 26.1 acres of Low Density Suburban (LDS).

To reflect changes requested within this application and to maintain curency of general
area plan data, administrative changes to the Southwest Truckee Meadows 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.

. ApplicanU Property Owners:

o Location

. Assessot's Parcel No's:

o Existing Regulatory Zone:

o Proposed Regulatory Zone:

. Area Plan:
o Citizen Advisory Board:
. TMSA

The Ridges at Hunter Creek, LLC and Ridges
Development lnc.

South of Woodchuck Circle and Hunters Peak
Road and West of Hawken Drive
o41 -67 1 -01, 041 -650-02, 041 -662-1 2 & 41 -650-03

. Existing Master Plan Category: Rural (R) and Suburban Residential (SR)

. Proposed Master Plan: 
" Rural (R), Suburban Residential (SR) and Rural

Residential(RR)
General Rurat (GR) and Low Density Suburban
(LDS)

General Rural (GR), Low Density Suburban (LDS)
and High Density Rural (HDR)

Southwest Truckee Meadows Area Plan
West Truckee Meadows

lnside the TMSA
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. Development Code:

. Commission District:

. Section/Township/Range:

Article 820, Amendmentof Master Plan
Article 821, Amendment of Regulatory Zone
1 - Gommissioner Berkbigler

Section 19 & 30, T19N, R19E, MDM,

Washoe County, NV

Trevor Lloyd provided a brief description of the item.

Chair Barnes asked for ethics or ex parte disclosures. Commissioner Chesney disclosed that
he was contacted by a representative of the developer by the phone; no discussion.
Commissioner Daly was contacted by the developer, who gave him history on the project;
Commissioner Daly had not yet seen the agenda or staff report at that time. Commissioner
Edwards was contacted by a representative of the developer; he informed the representative
that the representative should talk to Chair Barnes. Commissioner Prough was contaded and
was asked if he had questions; Commissioner Prough said, "None.' Commissioner Horan was
contacted and was offered a tour of the property and answers to any questions; he declined
both. Chair Bames received a phone message on his answering machine, but he did not retum
the call or speak to anyone. Vice Chair Chvilicek received a voice mail, but she had no
opportunity to retum the call.

Chair Bames opened the public hearing. Mr. Lloyd announced that Dwayne Smith from the
Division of Engineering and Capital Projects and Chief Charles Moore from the Truckee
Meadows Fire Protection District were in the audience. Mr. Lloyd reviewed his staff report.

Melissa Lindell, Wood Rodgers, lnc. provided an applicant presentation. A neighborhood
meeting and CAB meeting were held, and the project was discussed with several neighbors. At
the meetings they explained that the Master Plan Amendment and the zone change are the first
steps in the process. There is cunently no project. lf approved, they will meet with the
neighbors again to work on the details of a tentative map design and to listen to any concems
before bringing a request for a tentative map before the Planning Commission. There is some
history to the project site. A portion of the property was included in a previously-approved
tentative map, but it expired during the recession. Only part of the lots was developed. The
developer put in roads, graded roads, put in allthe storm drainage improvements, put in a big
TITMA water tank, put in entrance gates, and arranged for emergency access, but homes were
not constructed. The property sits behind the gate in an inactive, abandoned state. At this time,
the cunent owner wants to reactivate and finish the project. Part of the original projec't included
91 acres of adjacent land, which was going to be part of a future phase. The cunent owner
would like to include those acres, which makes this a 155-acre site. This is why they are
requesting a higher density. The additional 91 acres would allow for potentially 32 more lots.
There would be a total of 50 lots. This would amount to a density of 0.32 homes per acre, or
essentially over 3.1 acres per house. Schools, utilities, and public services are all capable of
handling 50 lots in the area. They are not yet positive if they will create all 50 lots. lf the Master
Plan Amendment and zone change are approved, then they will work on lot design and meet
with the neighbors to address lot sizes, buffering, and any traffic impacts. Schools are under
capacity in the area. Water rights are already ananged with the TiJTVA watertank.

Chair Barnes opened public comment.

David Cochran, Fire Chief with the City of Reno, brought a matter forward for the record on the
project application. He discussed the implication of the proposed amendment on the automatic
aid agreement for fire services. The automatic aid agreement dictates that the closest fire
apparatus, whether from the Reno Fire Departrnent or from Truckee Meadows Fire Protection
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Districl, will respond to brush and structure fires in defined geographic areas. The project sile is
one of those defined areas. The automatic aid agreement has a series of maps as Attachment
1. This project area is clearly listed in the maps identified as Caughlin West and Caughlin East.

lhe fire suppression services in this area will be provided first, though not solely, by the Reno
Fire Department. This will place a burden on the Reno Fire Department, and thal burden is
borne by the City of Reno tax payers. Approval of this project and the proposed amendment is
a change in the status quo that existed when the automatic aid agreement was adopted. The
ability to proMde for public safety should be a consideration in any application like this. ln this
case, part of that public safety service is being provided by the Reno Fire Department. Chief
Cochran wanted to put this on the record so that it could be considered by the Ptanning
Commission when reviewing this application and any future applications that have similar
implications

Chair Barnes invited Commission questions.

Mce Chair Chvilicek refened to a letterfrom NDOW and asked Mr. Lloyd how mitigation factors
will be factored in for Mule Deer populations.

Mr. Lloyd replied that the question is difficult to answer at this time, because a project is not in
ftont of them. He said it will be taken very seriously into consideration when there is a proposed
tentative map. Conditions can be added that would address that need. He understands the
conoem, and it will be addressed in the future,

Commissioner Daly mentioned to Chief Cochran that Reno Station 7 would be closest to the
community, but the station is closed. He asked who would be the closest City or County station.

Chief Cochran stated that the closest station to the eastem portion of the project would be Reno
Station 5 off of Mayberry, and the closest station to the westem portion of the project would be
Reno Station 11 off of Mae Anne. This is reflected in the run cards, which is the dispatch
protocol that dictates who responds.

Commissioner Prough asked Chief Cochran the estimated response time from the existing
stations and asked if he could foresee a need to build a subsequent station closer to the area if
the project is built.

Chief Gochran said they would not need to build an additional station, especially for a project of
this size. The project as a whole, in and of itself, would not justiff adding a fire station, but it
would be an additional burden on the services that the Reno Fire Department already provides.
He estimated response time at four and a half minutes or so from the closest station.

Mce Chair Chvilicek stated that she chaired the Blue Ribbon Commiision for Washoe County
on regionalization of fire services. l/Urth the auto aid agreement, the understanding was that the
closest unit responds and that the cit2ens dictate that they want fire protection services, but this
project is entirely within the Washoe County sphere, understanding that the closest units would
respond. Right now, with a Master Plan Amendment and Regulatory Zone Amendment, there is
no tentative map. She believes it is premature to be talking about fire services.

Chief Cochran thanked Vice Chair Chvilicek for her comment and said that he was simply
stating this for the record. He said that we, as a City and as the Reno Fire Department, do not
have an official position. He was not necessarily speaking for or against it. His councilwilltake
this up and when they have an official position, they witl make their position known. He wanted
the Planning Commission to hearfrom him before a project might come up.
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Mce Chair Chvilicek said that she hopes the City of Reno and Truckee Meadows Chiefs are in
conversation with one another prior to City Council involvement and Board of County
Commissioner involvement.

Commissioner Daly spoke to Chief Moore regarding the fire code and the Wildland Urban
lnterface code obligations on the developer initially and on the HOA or individual homeowners
subsequent to the developer leaving. He asked if there is a defensible space obligation at the
perimeter of the community, particularly given the ftre history in Caughlin Ranch.

Chief Moore said there is a defensible space required around the perimeter, which would be a
maintenance issue for a future home owners' association, and there would be requirements for
each individual lot for defensible space. He added that, with these lots, he believes it is likely
that each home would be greater than 5,000 square feet. ln this case, fire sprinkler and ftre
alarm requirements would kick in. So the incidene of a severe structure fire happening in one
of these homes would be very unlikely.

Chair Bames closed the public hearing and called for Commission discussion. There was no
discussion. Chair Barnes called for a motion.

Commissioner Edwards, after giving reasoned consideration to the record in this case, including
but not limited to the information contained in the staff report and the information presented
during the hearing on these items, moved to approve Master Plan Amendment Case Number
MPA15-005 and Regulatory Zone Amendment Case Number RZA15-008, based on all of the
findings as outlined in the staff report. He further moved to certify the resotutions and the
proposed Amendments in MPA15-005 and RZA15-008 as set forth in the staff report for
submission to the Washoe County Board of Commissioners and authorized the chair to sign the
resolutions on behalf of the Planning Commission.

Washoe Gountv Development Gode Section 110.820.15 (dl Master Plan Amendment
Findinos

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

2. Comoatible 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 Chanqed 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. Availabilitv of Facilities. There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommodate the uses and densities permitted
by the Proposed Master Plan designation.

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

Southwest Truckee Meadows - Findinos

6. Policy SW.20.1 Findings
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a. The amendment will further implement and preserve the Msion and Character
Statement.

b. The amendment conforms to all applicable policies of the SWTM Area Plan and the
Washoe County Master Plan, and the RegionalWater Management plan.

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

7. Policy SW.20.3 Findings

a. The impacts of the amendment are within commonly accepted thresholds of
sustainable resource management and the county's ability to manage the
conservation of the area's character will not be compromised.

b. A feasibili$ study has been conducted, commissioned and paid for by the applicant,
relative to municipa! 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 resources plans for SWTM by the Department of
Water Resources. The Department of Water Resources will estabtish and maintain
the standards and methodologies for these feasibility studies.

c. A traffic analysis has been conducted that clearly identifies the impact to the adopted
level of seMce within the Southwest Truckee Meadows planning area and the
improvement likely to be required to maintainlachieve 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.

d. For amendments that propose new or intensified commercial land use, the scale of
the intended use shall be shown to be community serving in nature. Casinos are not
appropriate in the Southwest Truckee Meadows planning area.

e. For residential land use intensifications, the potential increase in residential units will
not exceed Washoe County's applicable policy growth levelforthe SWTM Area Plan,
as established under Goal One.

f. lf the proposed intensification will result in a drop below the established policy level
of service for transportation (as established by the Regional Transportation
Commission and Washoe County) within the Southwest Truckee Meadows planning
area, the necessary improvements required to maintain the established level of
service are scheduled in either the Washoe County Capital Improvements Program
or Regionat Transportation lmprovement Program within three years of approval of
the intensifietion. For impacts to regional roads, the Washoe Coung Planning
Commission, upon written request from the Regional Transportation Commission,
may waive this finding.
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t.

lf roadways impacted by the proposed intensification are cunently operating below

adopted levels of seMce, the intensification wil! not require infrastructure

improvements beyond those articulated in Washoe Coung and regional
transportation plans AND the necessary improvements are scheduled in either the
Washoe County Capital lmprovements Program or Regional Transportation
lmprovement Program within three years of approval of the intensification.

Proposed amendments shall complement the long range plans of facilities proMders

for transportation, water resources, schools and parks as reflected in the policy
growth levelestablished in Policy 1.2.

lf the proposed intensification results in existing public school 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 cunent capital improvement plan or rezoning plan in place that would

enable the District to absorb the additional enrollment. The Washoe Coun$ Planning

Commission, upon request of the Washoe Coun$ Board of Trustees, may waive this
finding.

Any existing development in the Southwest Truckee Meadows planning area, the
South Valleys planning area, the Forest planning area, or the Southeast Truckee
Meadows planning area which is subject to the conditions of a special use permit will

not experience undue hardship in its ability to continue to comply with the conditions
of the special use permit or otherwise to continue operation of its permitted activities.

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

1. Consistencv with Master Plan The proposed amendment is in substantial compliance

with the policies and action programs of the Master Plan and Regulatory Zone Map.

2. Comoatible 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 Chanqe Conditions The proposed amendment responds to changed
conditions or further studies that have occuned slnce the plan was adopted by the Board
of County Commissioners, and the requested amendment represents a more desirable
utilization of land.

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

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

6. Desired Pattem of Growth The proposed amendment will promote the desired pattem 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 seMces.
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Commissioner Prough seconded the motion, which passed unanimously with a vote of seven
for, none against.

B. illaster Plan Amendment Case Number MPA{5-003 and Regulatory Zone
Amendment Case Number R:ZAi5-005 (Blackstone Estates) - Hearing, discussion and
possible action:

1) To adopt an amendment to the Washoe County Master Plan, Spanish Springs Area Ptan
to change the Master Plan Category on one parcel of t 58.49 acres from a mix of
Suburban Residential (SR), lndustrial (l) and Commercial (C) to Suburban Residential
(SR);and

2) Subject to final approval of the associated Master Plan change, to recommend adoption
of an amendment to the Spanish Springs Regulatory Zone Map, changing the
Regulatory Zone ftom a mix of Low Density Suburban (LDS), Open Space (OS),
lndustrial (l) and Neighborhood Commerciat (NC) to Medium Density Suburban (MDS).

. Applicant:

. Property Ownen

. Location:

r ParcelSize:
o Assessor's Parcel Number:
. Previous Master Plan:

. Proposed Master Plan:

. Existing Regulatory Zone:

. Proposed Regulatory Zone:
o Area Plan:
. Citizen Advisory Board:
o Development Code:

o Commission District
o Sectionffownship/Range:

SP58, LLC, 439 W. Plumb Lane, Reno, NV 89509
Jacie, LLC c/o Douglass Properties, LLC
On the north side of Calle De La Plata,
approximately 650 feet east of its intersection with
Pyramid Highway.
t 58.49 acres
534-571-01
Suburban Residential (SR), !ndustrial O and
Commercial(C)
Suburban Residential (SR)
Low Density Suburban (LDS), Open Space (OS),
lndustial (l) and Neighborhood Commercial (NC)
Medium Density Suburban (MDS)
Spanish Springs
Spanish Springs
Article 820, Amendment of Master Plan
Article 821, Amendment of Regulatory Zone
4 - Commissioner Hartung
Section 23, Township 21N, Range 20E, MDM,
Washoe County, NV

Director \f,/hitney provided a brief description of the item, at the request of Chair Bames.

Chair Barnes asked for ethics or ex parte disclosures. Commissioner Prough disclosed that he
lives in the area. The project is on the side of which Commissioner Prough is a part, but this will
not affect him one way or another.

DDA Edwards asked Commissioner Prough where his property is in relation to the application
being considered.

Commissioner Prough answered that his properly is approximately three miles from the location
in the Spanish Springs Valley Ranches.
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DDA Edwards stated that this is not a project specific application, but rather a Master Plan
Amendment and Regulatory Zone Amendment case. He said that as a property owner,
Commissioner Prough is qualifted to give an opinion on the value of his property. He asked
Commissioner Prough lf he believed this would have any pecuniary effect on the vatue of his
property.

Commissioner Prough answered,'No.'

DDA Edwards confirmed that Commissioner Prough had already stated that this would not
interfere with his independence of judgment.

Commissioner Prough affirmed DDA Edwards' statement.

Chair Barnes opened the public hearing. Kelly Mullin reviewed her stafi report, dated November
5,2015.

Mike Railey, with Rubicon Design Group, present on behalf of Blackstone Development,
provided an applicant presentation. He explained that this is the first step in developing a
tentative map for the project. There is cunently no project that will be brought forward. They
are pursuing three dwelling units per acre density on the site. He noted that this site is within
the Suburban Character Management Area identified in the Area Plan. He said that this does
not require any change to the Character Management Statement identified in the Area Plan.
The existing zoning designations, Neighborhood Commercial and lndustria!, have the lowest
compatibility with the existing sunounding uses. What the applicant is proposing with MDS has
either high compatibili$ or medium compatibility, so they believe they are improving the
compatibility per the County's own standards. The northem half of the property is already
Master Plan Suburban Residential; they'd like to extend this to the south. They had a
neighborhood meeting, at which they received good input. A big concem at the meeting was
the rural character of the area. Mr. Railey stated that this is a down zone in terms of land use
intensification. MDS is a lower intensity designation than lndustrial and Neighborhood
Commercial. Some of the uses that could be allowed by lndustrial would generate truck traffic,
potentially noise, lighting, etc., adjacent to the rural area, which would not create a rural feel
under the existing regulations. This is reflected in the fraffic report based on build out of the
existing zoning designations. !t would be a 42o/o reduction in traffic compared to what could be
built under the existing Commercial and lndustrial designations. The next concem is the Calle
De La Plata-Pyramid Highway intersection. Wth the forthcoming tentative map, they are
agreeable to conditions to make improvements to that intersection. NDOT issued a memo
saying that should the Planning Commission approve the project adjoining to theirs, the signal
wanarils would be met to potentially get the intersection signalized. Mr. Railey said they would
be more than happy to participate in that during the tentative map process. ln terms of water,
they have gone through the TMWA discovery process. They are eligible for annexation into
TMWA's service tenitory; they will dedicate water rights with their tentative map and be served
by TMWA through TMWAs existing system. They will pay for all of the improvements and
upgrades to connect to TMWA's system, same with sewer. This is the first step; very specific
conditions can be placed on a tentative map. They have met with potentially the most impacted
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resident of the development Dan Herman, who lives to the west and vuhose property adjoins
their property. They have agreed to some provisions in the forthcoming tentative map with Mr.
Herman and have committed to those in writing. He believes that Mr. Herman is not opposed to
the project.

Chair Bames opened public comment.

DDA Edwards mentioned that the overhead timer was broken and stated that time was still
being kept by the clerks. The time limits set in the agenda apply.

Larry Thomas, who lives on Calle De La Plata, expressed ooncem that the 750-foot radius for
notification of the residents isn't adequate in an area with ten-acre parcels. He believes that
residents farther east on Calle De La Plata should have been notified, because anyone who hits
the stop sign on Pyramid highway will be impacted. He doesn't believe that the people present
for the meeting were representative of everyone's opinion on the project. His second concem
was the water and the impact on the cunent residents' wells. He stated that TMWA
supplements their water rights in Spanish Springs with the Truckee River water rights, so he
believes it could impact the residents' wells. He reiterated his concern with the traffic on Calle
De La Plata. He believes it is not legitimate to approve this project and the neighboring project
simply to trip the NDOT requirements for a traffic light to be installed. lt is not only open space
to the south of this project. Mr. Thomas is concemed about the quality of life, because they
moved out there for a specific lifes$le without neighbors across the street. He is wonied that
new residents will complain about the animals and smells from the cunently-existing property
owners; he doesn't want to lose those things. He feels this should be discussed again with
more extensive notification (beyond 750 feet) of sunounding property owners.

Merl K. Jessop ll lives to the east of this project. He did not receive notification that the zoning
was going to change to one-third acre lots. He moved from a one-third acre lot to get away from
onethird acre lots and to live a more rural lifestyle. He believes it does not make sense to put
one-third acre lots further north at Calle De La Plata when there is pleng of open land around
the Desert Springs subdivision. Mr. Jessop asked Commissioner Prough if, as a homeowner,
he was notified of this project. All summer Mr. Jessop has been worried about having enough
water in his well to feed his animals, and he will be more concemed if the subdivision is
approved on one-third acre lots. He feels they will be impacted if TMVVA has to drill into their
aquifer to get more water. . He cunently knows of one house without water. The traffic impact is
a big consideration for Mr. Jessop. His daity commute is already lengthy, and he anticipates the
traffic becoming worse for homeowners with a residential zoning. He believes that with
lndustrial/Commercial, traffic pattems would be the opposite. He moved to the area to have
animals and doesn't believe animals can be owned on one-third acre lots.

Ann Sweder believes there are too many factors not in place to allow the zone change to
medium density, three units per acre. ln addition to the roads, traffic, fire, and police, Ms.
Sweder believes the schools must be considered. Of the six elementary schools in the area,
four are over capacity and two are close to capacig, even with additional portable buildings to
expand the schools. Shaw Middle School has two portables and is at 98 percent capacity. Wth
all of the cunent housing being built, Ms. Sweder stated that they'l! soon be over capacig.
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Spanish Springs High School has ten portables and is still over capacity by 104 percent. Ms.
Sweder took these capacities from the Washoe County School website. She is concemed
about busing students to schools that aren't at capacity, because looking at the whole area,
there really aren't any. All the schools are at capacity or over. She feels that allthese homes
would push the schools way over, and she would like to know where the money is coming from
to pay for additional schools. She stated that the School District does not have the money to
make the repairs on the schools thatwe have. Ms. Sweder believes we should fix the problems

in the area before we pile on more housing. She urged the Planning Commission not to
approve the rezoning of the propefi.

Chair Bames called for Commission questions.

Commissioner Edwards spoke to Ms. Mullin. He mentioned the danger of the Pyramid and
Calle De La Plata intersection. He said that this is determined after the building occurs and
afier certain levels are reached. He believes we don't have the requirements in changing a

master plan amendment and zone amendment when we know it is going to import a significant
amount of traffic to an area that is already bad. The report indicates that the intersection is
already at Level F. Commissioner Edwards acknowledged that they did not have a project plan

in front of them to indicate actual densities, but said lhat 174lots on 58 acres is right at the 0.33
before taking out roads, easements, setbacks, etc. He asked Ms. Mutlin if, in the planning
process, there is some way to adjust the final plan when it exists. He'd like to know, if the
Planning Commission approves this with three per acre, if it will end up four per acre once they
take out roads, curbs, and other items. He asked if there is a plan for this.

Ms. Mullin said that maximum density speaks to the maximum number of dwelling units that can
be placed on a property. For Medium Density Suburban, the number is three dwelling units per

acre. There are also minimum lot sizes in the regulatory and development standards. This is
12,000 square feet. There is generally a bit of a difference between the minimum lot size and
the maximum number of dwellings that are allowed on a property. There's a little bit of give that
might take into consideration roads and other things that might be included.

Commissioner Edwards asked if the final result might not be 174, because you need to make

the minimum lot size.

Ms. Mullin said that the maximum number of homes on this property, if it was zoned Medium

Density Suburban, would be 175. The minimum lot sizes are usually going to be a little bit

smaller than three per acre. Ms. Mullin invited Roger Pelham, Senior Planner, to the front to
share additional details.

Commissioner Edwards said they run into this all the time on these projects. He said it seems

that when they come back to the Planning Commission as a final project, it's not at all what they
thought they were going to approve. When Master Plan Amendments are made, it impacts the
whole area. He said they're supposed to be the ones looking forward when making the Master
Plan Amendments so that these things are considered. There are not many areas of the
County in which we can expand, and Commissioner Edwards believes we need to expand. He

intends to vote for these things, but wants to know if there is a process.
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Mr. Pelham noted that he and Ms. Mullin worked on this project and the adjacent project in
conjunction. He offered the question, oDo we have a way to look forward for how development
is going to take place?" He answered, yes, in the Spanish Springs Area Plan, that development
has been identified to be within the Suburban Character Management Area. This is within the
Suburban Character Management Area. They're seeking Subufuan Residential Master Plan
and Medium Density Suburban zoning. To address the actualdifference between development
potentia! and lot size, three dwelling units per acre, a third of an acre, is about 14,000-and-
change square feet. The minimum lot size is 12,000. That leaves you 2,000-and-change
square feet per dwelling unit to account for a!! of the necessary infrastructure like roads,
sidewalks, and the infrastructure that goes undemeath.

Mce Chair Chvilicek asked Ms. Mullin about the supplementral reports, Exhibit M, Exhibit O, and
Exhibit N. She is concemed about the Washoe Coung Community Services Engineering and
Capital Projects letter, which reads:'On conclusion the CSD is cunently preparing a facility plan
for the Spanish Springs area. This document identifies the potentialfor significant offsite sewer
improvements that the applicant would need to construct in order to obtain service from the
Community Services Department.' Vice Chair Chvilicek believes this is a red flag. She also
highlighted the Washoe Storey Conservation District letter, ltems 6, 7, and 8, with the report that
the applicant did not provide significant information regarding water rights issues. These are big
concerns for herwith sewage and water.

Ms. Mullin addressed the Washoe Storey Conservation District memo. Regarding information
on water rights, there is a memo that was received from the Truckee Meadows WaterAuthority.
This memo from TMWA was provided after the initial application came in, so it is not necessarily
something the Washoe Storey Conservation District would have seen. Exhibit O-1 is a memo
ftom TI/IWA that discusses infrastructure requirements for water service. They discuss a little
bit regarding water rights that would need to be dedicated to TMWA for future development.
That is something that would come later. She refened this to Dwayne Smith for how the
process works. John Enloe from TMWA was also present for questions.

Mce Chair Chvilicek asked to hear about Engineering and offsite sewage improvements and
then water.

Dwayne Smith, Community Services Department Engineering and Capital Projects, stated the
philosophy that new development pays for development. Any required offsite sewer
improvements, be they improvements to existing infastructure or new infrastructure, would be
on the developer, ultimately when the project is developed. lt would be on the developer to pay
and construct, provide easements, etc., and offer those for dedication to Washoe County for the
operation and maintenance.

Vice Chair Chvilicek quoted Mr. Simpson's letter regarding the potential for significant offsite
sewer improvements. She said the other factor is that sewer improvements need to go to a
plant. Plants, if not now, then are soon to reach capacity. She asked how that is going to be
addressed. There are this Master Plan Amendment and this Regulatory Zone Amendment, but
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this project and the next are side by side, so we need to think about them in a larger perspective

in terms of impact to sewage, water, traffic, and all those factors.

Mr. Smith spoke to the infrastructure necessity. As part of Washoe County's preparedness for
new development, faciliS planning has been initiated in all sewer service areas, including
Spanish Springs. Through facility planning work which is cunently undenaray, the need for some
enlarged pipes has been identified on the west side of Calle De La Plata. Those improvements
are taken into consideration any time they look at new developments, including this
development, the neighboring development, and other developments in the area. That part of
the process is already underway, and it is the responsibilig of us to make sure we're planning

appropriately and increasing and constructing those facilities as necessary. The costs will be
bome by the new development. Mr. Smith said that Mce Chair Chvilicek's second issue was
more of a regiona! question regarding overall sewer capacity. At this time, there are no

limitations associated with adding this development into the overall mix of available capacity.
The Spanish Springs area is serviced by unincorporated Washoe County, but all of the
municipal sewer flows are conveyed through Washoe County interceptors and the City of
Sparks interceptors, which are then conveyed to the TMWA facili$. That facilig is jointly owned
by the City of Reno and the City of Sparks and operated by the City of Sparks. Our capacity
within that facility and within the interceptors is identified under a 2005 agreement between
Washoe County and the City of Sparks. There is a maximum limitation of ERU connections
under that agreement; currently less than half of those have been utilized. We still have
significant numbers remaining, and this project, as well as the next project, willfall within that.
We don't have any current limitations anticipated through that.

Commissioner Prough addressed Ms. Mullin. He said that traffic, water, schools, and fire came
to his mind while reviewing the packet. Assuming that the zoning change is made and the
developer wants to build three units per acre and increase the homes in the area,
Commissioner Prough asked if the existing fire station by the Save Mart would be able to handle

the increased capacity. He asked if more engines, a ladder truck, andlor a bigger station would
be needed and who would pay for it.

Ms. Mullin referenced a memo fiom Truckee Meadows Fire Protection District which was

included as Exhibit J, They did not specifically mention any negative impacts to that fire station.
lf a development proposal was to come through in the future, then Truckee Meadows Fire would
again have the opportunity to provide comments and voice any concerns. Ms. Mullin mentioned
two letters from the Fire Marshall in Exhibit J regarding this project with comments that would be

related to future development.

Commissioner Prough stated that they only address the general regulations for clearance
around the properties, the HOA, etc. He is more concemed about the number of units and the
demands this would put on the one engine that is cunently located there. He asked Ms. Mullin

to get back to the Planning Commission with this information.

Ms. Mullin thanked Commissioner Prough for the opportunity. She did not cunently have an

answer, but could research and get back to them.
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Commissioner Prough addressed water. He lives on the other side and has a private well.
There are some wells that have gone dry in the area. He was not notifted, but it was not
required to be notified that far out. He asked if there is any scenario in which the private water
table will be molested and @use a reduc{ion in the potential of private water in this change. He
asked if there is any scenario where they could drill wells into the private area and sap off the
aquifer.

Ms. Mullin refened Commissioner Prough's question to the Truckee Meadows Water Authority
expert, John Enloe.

John Enloe said that water rights issues had come up. He said that there are Truckee River
water rights available to allow this development and other developments to proceed. TtvlWA
has a bank of water rights, approximately 7,000 acre feet of water held by TInruA that is
available for new development. That is roughly enough water for seven years of development
throughout the entire region. Two significant events have occuned recently which have greatly
improved this region's water supply. One is the merger of the Washoe Coung water utilities
into TMWA. The second is the implementation of the Truckee River Operating Agreement. The
merger with Washoe County has allowed TITMA to operate the system much more efficiently.
For example, today, almost all of the wells in the system are off, where those areas can be
reached with Truckee River water. So they are able to reduce our reliance on the pumping of
ground water wells. Only when surface water is not available, wells are pumped in the summer
to help meet peak demands. This is refened to as conjunctive use operation. This type of
operation reduces the pumping of ground water wells. Water level rises have been seen,
particularly on the westem side of the valley in Spanish Springs with the ground water tables.
\Mth the merger and the conjunctive use operation, the pumping on tfre wells will be reduced.
They are actually actively recharging many of the wells in Spanish Springs. The recharge starts
tomonow for this year and will go all winter long, probably until about April or so. They are
doing everything they can to bolster the ground water table in those areas. They cannot
guarantee that domestic well owners in certain locations won't have problems. There are many
domestic well owners located up on the fringe of the valley; TMWA's wells are nowhere near
those domestic wells. They are located in fractured ground water aquifers, and they may have
a problem, not necessarily associated with TMWA's pumping, probably more associated with
the ongoing drought. Mr. Enloe said that he is a domestic well owner himself and understands
the issues. The second thing is the implementation of TROA, the Truckee River Operating
Agreement. lt has been a negotiated, ongoing process in this communig for over twenty years.
As of December 1, 2015, they are actively storing water in upstream reservoirs, which they've
never been able to do before. The operation of the river has changed. lt's a huge benefit for
this community, and it will greatly improve TMWAs abilig to provide a drought supply to the
community.

Commissioner Prough restated his original question to Mr. Enloe. He asked about any potential
scenario on the east side of Pyramid, at Calle De La Plata, with this many units going in, that
could cause additional drawing of the water from that aquifer that would affect the communig
there?

Mr. Enloe replied not from what they are doing to provide water service to that area.
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Commissioner Prough asked Ms. Mullin a question regarding one of the comments from the
community that was at the Spanish Springs Citizen Advisory Board. The comment was from
Mr. Herman. Per Mr. Herman, the Spanish Springs Area Plan calls for a transition zone that is
not being applied to these residential upzoning requests, and the Spanish Springs Area Plan
Character Statement, paragraphs two and three, address this issue. Commissioner Prough
asked Ms. Mullin to explain the transition zone and whether or not it was applied.

Ms. Mullin explained that the Character Statement does include a number of descriptives as far
as the cunent state of the Suburban Characler Management Area. ln speaking with Director
\IVhitney, the Planning and Development Director, and with Planner Eric Young, who helped put

together the update to the Spanish Springs Area Plan, they indicated that many of the
descriptions were meant to be descriptive, not necessarily requirements for future development.

DirectorWhitney requested that the Character Statement be displayed on the overhead.

Commissioner Prough refened to a portion of the Character Statement 'Outside the suburban
core, a transition to a more rural character occurs.' He asked if the portion stating to the. . . east,
the transition to rural stretches out into the valley and includes lower densitf is being fulfllled
because one parcel is cunently zoned that way. Does that mean they are all encompassed that
way?

Director \A/hitney said the general take 6n the text, which can be interpreted differently, is that
the suburban core is along the Pyramid Highway. The Character Statement says that the
transition to more rural character occurs on the east side, and it does. This is a change in

density. lt's going to be much denser on the east side close to Pyramid Highway. Director
\Mitney looked at the Character Statement very closely from many angles, and he did not feel
that the Character Statement needed to be amended. He feels it is flexible enough and allows
enough flexibility that this MPA could go fonrard without the need to amend the Character
Statement. He affirmed that you could look at and interpret the Character Statement in different
ways.

Commissioner Prough asked if the rights of the existing homeowners will suffer if the smells
from their parcels, where animals can be kept, cross over into the new area under discussion
and complaints are ftled. He asked if there are any protections for the public or if they get cited
to get rid of the smells.

Ms. Mullin responded that the rights of the existing homeowners in terms of keeping animals on
their property shouldn't be affected by or change as a result of a project such as this or a
change in zoning at this location. There are requirements regarding the number of animals that
can be kept on a property. The Health District and Animal Services both have regulations

regarding the keeping of those animals; that wouldn't change for a projecl like this. lt is possible

that more complaints might come in, but the regulations and requirements would not be

effected.
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Commissioner Prough is concemed about the possibility of a large number of new neighbors
complaining about smells from one person's property. What are ffrat person's rights? lf that
person is complying with all of the code, will he be held responsible for eliminating the smell?

Ms. Mullin answered that if he is in compliance with Washoe County regulations, then he Is in
compliance and would not be cited.

Mce Ghair Chvilicek returned to the Washoe County Storey Conservation District letter, dated
September 29, 2015, for clarifimtion. She was refened to the Truckee Meadows Water
Authority letter, dated May 7, 2015. She wanted to clarify her understanding that the
Conservation District might not have had access to the TIIWA letter. She asked what process
is put into place when concems are put into the report. How are they addressed, and how does
follow up occur? She is still concemed about water rights.

Ms. Mullin discussed the difference in the dates. The memo fiom Truckee Meadows Water
Authority very likely was created on the date stated by Mce Chair Chvilicek, but was not
received by Ms. Mullin until later. A request was submitted to the applicant for additional
information. The applicant has already submitted a subsequent application retated to this
project, which is on hold right now, but did have information on water from TMWA, So that was
included as an exhibit with this staff report, because it is pertinent information. lt wasnt
necessarily with the original packet that went to the different agencies for review, but it was
included wtth this packet because of its relevance.

Commissioner Prough asked Ms. Mullin about Exhibit G, Points 5 and 6, on the Department of
Transportation letter. The letter states that SR M5, Pyramid Highway, has a posted speed of
55 miles per hour through the project limits. A deceleration/right tum lane will be required from
northbound SR 445 to eastbound Calle De La Plata. Left tum/deceteration lanes will be
required on southbound SR 4451o eastbound Calle De La Plata. Commissioner Prough asked
whether he was conect that approval of this change, without looking at the other project, that
these are requirements that have been put in place.

Ms. Mullin explained that the comments received fom Nevada Department of Transportation,
as well as from a number of the other reviewing agencies, are requirements that would be
placed potentially on future development on the property. lf a tentative map was submitted,
then requirements such as that might be placed at time of development. When it comes to
Master Plan Amendments or Regulatory Zone Amendments, they are either approved or
denied. There is not an opportunity to condition those.

Chair Barnes closed the public hearing and called for any discussion from the Commission.

Commissioner Chesney mentioned that every time they address development in this area, three
things are brought up repeatedly - traffic, water, and sewer. He's not sure what can be done
about the traffic, because RTC has no plans until 2025 or 2035. He believes this needs to be
addressed now. The water and sew€r is on the developer, but the traffic is a public safety
issue. For the record, Commissioner Chesney said that on whatever levet, it needs to be dealt
with starting now, because that kind of timeframe is not acceptable.
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Commissioner Horan mentioned the o$er consideration they always hear is schools, which is
never answered. He works in some of these schools and doesnt know of any elementary
school without failers.

Commissioner Prough said that he cannot get behind this as it stands now, The discussion is
three units per acre. The schools will be overtaxed. He does not believe it is in the best interest
of the community. He believes that keeping LDS, with one unit per acre, would allow
development and would allow us to avoid heavily taxing the area with the cunent resources.
The taffic, which is always an unknown, conoems him with three units per acre.

Commissioner Edwards stated that he is in favor of development in Spanish Springs. He woutd
also prefer to see LDS, He can vote for the project, because the Planning Commission is not
voting on a projecti they are voting on a Master Plan Amendment and a zoning amendment.
When the project comes before them, they can take another look at it. Of course, it will come
before them with 174 units. He's concemed about the impact on the neighborhood. There has
been an ongoing discussion about having lndustrial and Commercial there to bring traffic back
to the neighborhood, not out from neighborhood. He believes they need the development, but
wonders why it must be more and more homes. He stated that they just approved 475 more
homes on the other side of the road less than a year ago.

Commissioner Prough clarified that he is not against development either, but he believes it
needs to be intelligent development. He's all for the development of homes in the area, but he
believes that one per acre is more applicable.

Mce Chair Chvilicek refened to the Spanish Springs Area Plan. She shared points in the
introduction: respect the rural heritage of the area by encouraging a rustic appearance and
preserving scenic quali$, respect private property rights, provide a range of low density housing
opportunities, provide open space and recreational opportunities, provide local service and
employment opportunities, and ensure that growth is kept in balance with resources and
infrastructure. She believes it's very important for the Commission to keep this in mind, with the
last point being the most pertinent.

Chair Bames called for motions and findings of fact.

Mce Chair Chvilicek clarified that they had a Master Plan Amendment and a Regulatory Zone
Amendment before them. The Commission has been very voca! about the concems,
particularly for Pyramid Highway and Spanish Springs. Road condition is already at F, which
can't get worse. Vice Chair Ghvilicek believes that the Planning Commission, to do their due
diligence, has a responsibility to look at the bigger picture when they see these projects, even
though they have the MPA and RZA in front of them. They need to take the concerns of
community members into consideration. She said that the reluctance to put forth a motion on

the MPA and the RZA speaks volumes.
Commissioner Edwards asked DDA Edwards about the process for making an amendment to a
proposal in front of the Planning Commission. He asked if they need to first make a motion and
then amend that motion, or if they can make a motion with an amendment before.
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DDA Edwards asked Commissioner Edwards if he was pondering doing a motion with a
reduced density potential.

Commissioner Edwards answered DDA Edwards'question in the afflrmative.

DDA Edwards explained that the agenda drives what the Planning Commission could take
action on that night. He heard discussion about LDS instead of MDS. The agenda is for the
Master Plan Amendment and the associated zoning change that would increase it to three per
acre. The Planning Commission was not agendized to take action on a one per acre change in
zoning that night. This does not mean that it couldn't be brought back down the road at another
meeting.

Commissioner Edwards asked about the process that nlght. He wanted to know if they should
make a motion on the item before them, and if it were denied by vote, then it would simply be
denied and would have to come back.

DDA Edwards said this was conect. He said that if it were denied, then an additional question
would be whether it was denied with or without prejudice. With prejudice means a one-year wait
on coming back. \i/ithout prejudice means there is not a one-year wait to bring it back before
the Planning Commission.

Commissioner Edwards asked when this would occur, specifically if it would occur when there
was a denialvote.

DDA Edwards answered DDA Edwards'question in the affirmative.

Commissioner Edwards, after giving reasoned consideration to the record in this case, including
but not limited to the information contained in the staff report and the information presented
during the hearing on these items, moved to approve Master Plan Amendment Case Number
MPA15-003 and Regulatory Zone Amendment Case Number RZA15-005, based on all of the
findings as outlined in the staff report. He further moved to certifu the resolutions and the
proposed Amendments in MPA15-003 and RZA15-005 as set forth in the staff report for
submission to the Washoe County Board of Commissioners and authorized the chair to sign the
resolutions on behalf of the Planning Commission.

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

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

2. Compatlble 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. Desired Pattem of Growth. The proposed amendment will promote the desired
pattern for the orderly physical grouvth 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 efiicient expenditure of funds for public services.
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Spanish Sorinss fuea Plan Findinos - Policv SS.17.{ (a part of the Master Plan)

a. The amendment will further imptement 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, safeg orwelfare.

Washoe Countv Development Code Section 110.821.15(dl Requlatorv Zone Amendment
Findinos

1. Consistencv wtth 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, safe$ or welfare.

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

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

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

6. Desired Pattem of Growth. The proposed amendment wil! promote the desired pattem
. for the orderly physical grovuth of the County and guides development of the Coung

based on the projected population growth with the least amount of nafural resource
impainnent and the efiicient expenditure of funds for public services.

Spanish Sprinos Area Plan Findinqs - Policv SS.{7.2 (a part of the Master Planl

a. A feasibili$ study has been conducted, commissioned and paid for by the applicant,
relative to municipal water, sewer and storm water that clearly identffies 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.

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.
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c. (NOT APPLICABLE) 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.

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

e. lf the proposed intensification will result in a drop below the established policy level of
service for transportation (as established by the Regional Transportation Commission
and Washoe County) within the Spanish Springs Hydrographic Basin, the necessary
improvements required to maintain the established level of service are scheduled in
either the Washoe Coun$ Capital lmprovements Program or Regional Transportation
lmprovement Program within three years of approval of the intensification. For impacts
to regional roads, this finding may be waived by the Washoe Coung Planning
Commission upon written request from the Regional Transportation Commission.

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

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

h. lf the proposed intensffication 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 curent
capital improvement plan or rezoning plan in place that would enable the District to
absorb the additional enrollment. This finding may be waived by the Washoe County
Planning Commission upon request of theWashoe Coung Board of Trustees.

i. Any existing development in the Spanish Springs planning area, the Sun Valley planning
area, the Warm Springs planning area, or the Ci$ of Sparks, which is subiect 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 otheruvise to continue
operation of its permitted activities.

Commissioner Chesney seconded the motion.

Chair Bames called for discussion.
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Commissioner Prough disagreed with the finding that the amendment will not conflict with the
public's health, safe$ or welfare. He believes that it will conflict with all of those and cannot be
passed. He also isn't certain about the transition zone. He urged a no vote.

Vice Chair Chvilicek feels that the amendment will not further implement and preserve the
Vision and Charader Statement of the Area Plan. She addressed Director Whitney with her
other question regarding how the Planning Commission can compartmentalize this when they're
just looking at an MPA and an RZA, knowlng there is a much bigger picture.

Director Whitney told the Planning Commission to look at and weigh all oL the information that
was presented to them and to make the decision, if appropriate, to change the Master Plan and
the zoning. He said that it's impossible to really compartmentalize. They must focus that they
are changing the color on the Master Plan and the color on the zoning map; that is what their
vote is about. But at the same time, the staff report provides much information about the
particulars that go along with it, and he can't tellthem to ignore the information. The information
is provided so that the Planning Commission can make the best call and the best judgment.

Ghair Bames called for a vote on the motion. The motion was denied with a vote of two for
(Commissioners Edwards and Horan), five against (Chair Bames, Mce Chair Chvilicek, and
Commissioners Chesney, Prough, and Daly).

DDA Edwards stated that pursuant to their rules, having failed to receive the required number of
votes for passage, there is an opportunity for a second motion to determine whether it is denied
with or without prejudice. Without prejudice frees them to come back without the time
constraints. With prejudice means they would have to wait until the time period is over.

Commissioner Prough made a motion to allow them to come back without prejudice.
Commissioner Daly seconded the motion, which passed unanimously with a vote of seven for,
none against

Director Whitney initiated discussion on whether a separate vote was needed for the RZA. He
explained that a zone amendment cannot be passed without first passing the Master Plan
Amendment. He wanted to conferw'tth counsel regarding the appropriate procedure.

DDA Edwards asked for clarification regarding whether or not Commissioner Edwards' motion
included both the MPA and the RZA.

The Planning Commission confirmed that Commissioner Edwards' motion did include both the
MPA and the RZA, so no further action was needed.

C. Master Plan Amendment Case Number MPA15-004 and Regulatory Zone
Amendment Case Number R:2A15.006 (Sugarloaf Ranch Estates) - Hearing, discussion
and possible action:

1) To adopt an amendment to the Washoe County Master Plan, Spanish Springs Area
Plan to change the Master Plan Category on one parcel of t 39.84 acres from a mix of
lndustrial (l) Commercial(C) and Open Space (OS) to Suburban Residential(SR). and

2) Subject to final approval of the associated Master Plan change, to recommend adoption
of an amendment to the regulatory zone on one parcel of t39.84 acres from a mix of
Open Space (OS), lndustrial (l) and Neighborhood Commercia! (NC) to Medium Density
Suburban (MDS).
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. Applicant Lewis Roca Rothgerber, LLP, 50 West Liberty
Street, Suite 410, Reno, NV 89501

. Property Owner Sugarloaf Peak, LLC, 2n7 Northtowne Lane,

Reno, NV 89512
o Location: On the north side of Calle De La Plata,

approximately 2110 of a mile east of its intersection
with Pyramid Highway.

. ParcelSize: t 39.84 acres

. Assesso/s ParcelNo: 534-56247
o Existing Master Plan: lndustrial(l), Commercial (C) and

Open Spae (OS)
. Proposed Master Plan: Suburban Residential (SR)
r Existing Regulatory Zone: Open Space (OS), lndustrial (l) and

Neighborhood Commercial (NC)
. Proposed Regulatory Zone: Medium Density Suburban (MDS)
. Area Plan: Spanish Springs
. Citizen Advisory Board: Spanish Springs
. Development Code: Article 82O, Amendment of Master Plan

Article 821, Amendment of Regulatory Zone
. Commission District'. 4 - Commissioner Hartung
r Section/Township/Range: Section 23, Township 21N, Range 20E, MDM,

Washoe County, NV

Director Whitney identified the general nature of the proceeding. He stated that the property is
adjacent to the property with which they just dealt.

Chair Barnes called for ethics or ex-parte communications from the Commissioners.
Commissioner Prough disclosed the same information as the previous item.

DDA Edwards guided Commissioner Prough through several questions. Commissioner Prough
affirmed that he owns propefi approximately three miles from the area of the application, he
has a well on that property, and as a property owner, he does not believe that approva! or denial
of this item wil! have a pecuniary effect on the value of that property. Commissioner Prough
also affirmed that it would not materially affect the independence of his judgment one way or
another in considering this item-

Vice Chair Chvilicek disclosed that she attended Spanish Springs Citizen Advisory Board when
this was heard bythe CAB.

Commissioner Edwards asked if a subject like this or like the last one comes up and there is no
vote and no motion, what happ_ens?

DDA Edwards explained that in the Planning Commission rules, Rule 17 of Rules, Policies, and
Procedures, when a motion is made, if a motion to approve an adjudicative matter does not
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reoeive the required number of votes, it is deemed denied. lf there is no second or no action
taken, then there are no votes required to approve an item, and it would be deemed denied. At
that point, the Planning Commission would have a separate motion, to determine whether it is
with or without prejudice.

Commissioner Edwards asked what would happen if no motion at all was made on an item.

DDA Edwards said thatthe item, in his view, would be deemed denied.

Chair Bames opened the public hearing.

Roger Pelham reviewed his staff report, dated November 5, 2015.

Ganett Gordon, from the law firm of Lewis Roca Rothgerber, LLP, provided the applicant
presentation. He mentioned that many of the questions on the previous agenda item are

applicable to this agenda item. He endorses every answer that was given to this body. He

reminded everyone present of the legal standard for approving the applications. The question

he broached was, 'Has there been substantial evidence presented on the record to make the
findings?' When he was before this body asking for 360 units on this property, he was told that
they have educated, trained, professional planning staff drafting staff reports. When the staff
was recommending denial of 360 units, part of this body's motion was because staff is
recommending denial. They expressed the need to rely upon the staff. He believes that the
staff report submitted forthis item was very important, because it made a very good record of all

of the concems by the CAB and all of the concems from this body in the prior history. He

believes the document provides substantial evidence that all of the findings can be made. He

stated that on the last go around, they were told that their experts were biased. The traffic

engineer, here, is refening to 43 percent fewer trips. They had other experts paid for by the

applicant. What they did this time was take a different approach. TMWA came and answered

every question the Planning Commission asked about water, and specifically, would there be an

impact? The answer was no. The Planning Commission asked about sewer, and their own

stafi, a professional engineer, said there was not a problem; capacity is available. This is
substantial evidence. Mr. Gordon stated that nothing in the record this night has shown that

there will not be sewer capacity, and there will not be traffic issues or water issues. When Mr.

Gordon's client was proposing 360 units, the room was full of 50, 60, 70 people. Many of them

said that if you don't change the Character Statement, if you live within the plan, we won't come

out, we won't oppose it. He said that now they are not asking to change the Character

Statement. MDS is cunently allowed, and they are asking for MDS. He stated that they have

experts in the field who have answered all of the Planning Commission's questions. He said

that out of all of the reviewing agencies in the staff report, which was 20 or 30 agencies,

including fire and schools, not one of them recommended denial or said that it should be less

dense. Out of every piece of evidence in the staff report and every witness heard that night,

nothing said that the health, safety, or welfare would be impacted whatsoever. He asked for the

Planning Commission's support. He said that they have worked on this for years and are now

asking for what is allowed in the plan.

Chair Barnes opened public comment.
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Larry Thomas believes that all answers were not rectified by the professionals. He stated that
health and welfare is common sense. We know that's a death trap waiting to happen, and
health and welfare would be directly impacted. He said lhat 42 percent fewer trips if it was an
industrial project - two wrongs don't make a right. This being less than another wrong doesn't
make it right. He said that we know from past projects everpvhere that property rights don't
mean anything when there are enough complalnts. They can be in compliance with every
Coun$ regulation, but if enough people complain, then he believes they will lose. They woutdn't
want to have to fight every complaint. lnfrastructure should be put in before this is approved.

Merl K. Jessop ll stated that Mr. Gordon did a good job of representing his client, but he doesnt
think that Mr. Gordon lives in the area or will be impac'ted by the amount of traffic generated by
this number of homes. This project is further to the east, and he wonders how much more time
will be taken before we keep going further east, eliminating the 40-acre parcels. He's wonied
about homeowners who already have 1O-acre and 40-acre parcels giving up due to comptaints
from homeowners about anima! smells. He's concemed about this going three more miles up
the road where he lives. This project should be denied just like the last project on the wisdom of
the Commission. He agrees that the County has good staff and that the County betieves in
positive growth within the community. He doesn't believe that positive growth will happen with
this project. lt should happen closer to the city limits where infrastructures are already in place.
He asked the County Commissioners to deny this request.

Ann Sweder is opposed to this property being medium density with three units per acre. Adding
more homes would mean over 300 homes between the two properties. The schools cannot
handle it; they are at capacity and over capaclty. Only two elementary schools are close to
capacity. The other four are over capacity. The high school is over capactty by 700 students.
Adding another 3(D homes would push this way over. She believes we need to fix the problems
before adding more weight to what we already have, which is broken. She urged the Planning
Commission not to rezone the property.

Ralph H. C. Theiss said that the T5Gfeet notification, even if it was in the Reno Gazette, covers
only one to two properties at the most in this area. He believes that something should be done
about the notification laws in the outer areas. Water is still a problem, because TMWA would
still pull from their area wells, because they need to supply their immediate facilities. There are
still no guarantees that all of these infrastructure needs will be met, regardless of the planning.
Five years ago, Gordon and Jim Haas met with Mr. Theiss'family severaltimes, and they came
to an agreement afrer a couple of months that 120 houses on that 4O acre, give or take a
couple, was fine. Then he came back with the industrial change and the Master Plan change.
Now it's going back to the 120 houses again. ln the past five and a half years, with this going
back and forth, other developers have stepped in. Another guy is looking at 175 houses. Mr.
Theiss didn't realize this five years ago when he met with Gordon and his boss and said, okay,
we'll go for your 120 houses. That philosophy of his has changed, because now we have one
guy going for it and the next guy going for it. He believes it needs to be stopped. 360
apartments went away a few months ago, and he's glad that's gone. He said the infrastructure
out there can't handle any more homes than are already there. He didnt move there to have
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125 or 175 houses next door; cunently his son is the only dividing line between the
developments and his property. He asked the Planning Commission to tum this dovtn.

Cindy Thomas said she opposes this. She just moved into the neighborhood in March. They
had to wait for their propefi to become Residential, because her property and several others
were once Residential and were then made into lndustrial. She is sunounded by lndustrial.
They're tying to do this across the street from her, to the north. Both properties are diredly
across from her 1&acre parcel. She opposes it, because in their information, they stated that
there was only going to be one entrance for each development. She believes this is a problem,

because there is only one way in and one way out. Fire, congestion at the front of Calle De La

Plata, and her ability to get out will be problems. She thinks the low density is a better idea; it
would still add 90 homes. But the system needs to be updated before bringing in any of these

houses. She said it's behind the times. There is an F rating for the highway, and there arent
lights. She believes it will cause more problems. She hopes that more people up the road on

Calle De La Plata are notified. Her community mailbox was knocked ovbr, so no one has been

able to get their mail for almost four weeks. She thinks that more people would be present if
they had been able to get their mai! and had been notified.

Maria Volte lives right next to this property. Three miles up the mountain, she is affected by the

water. She is also wonied about her safety. With so many homes being built, she wonders who

will protect her. She asked the Planning Commission not to approve the projec-t. She is eighty-

six years old, and she is afraid of almost 200 houses next door.

Dan Herman said that he has been very vocal for the last 15 years. He helped write the Area

Plan. The fuea Plan clearly states that the suburban core together with a transition zone will be

known as the Suburban Character Management Area. Where is the transition zone? Mr.

Herman said it's not there. The Donovan Ranch actually had a transition zone of one-acre

parcels, where they butt up to the other large-acreage parcels. They did a transition zone even

though there are one-third acre parcels there, They also did 360 dwelling units on 360 acres.

They donated open space for Sugarloaf Peak. The houses there are all on a minimum of one-

third acre. Mr. Herman said there need to be transition zones for all property owners. The

developer before with Blackstone heard Mr. Herman's concems and gave him a transition zone,

which is why he didn't speak on that project. That should be required for everyone. There is a

big problem with the water rights. There's probably water out there. The problem is the

summertime, four months of the year, in the high-use area where half the water is provided by

the Truckee River and the other half of the ground water is pumped. He doesn't know if this will

affect the private wells. ln the CAB meeting, Mr. Gordon said they were not going to pump any

ground water; he said it would all be Truckee River water. Mr. Herman said this is not true: ask

TIvIVVA. The number of residents who get noticed on this is ridiculous, especially the people

who live up the hill on large-aoe parcels on wells. They didn't know about this. He applauded

the Commissioners for their comments on the last project and believes they're all applicable to

this project, as well. He would like to see the lots stay at a full acre if this area is developed, as

was anticipated in the Area Plan. He said that you can find this in the Area Plan, but the

developers are using a clause that says "predominately'to go to three units per acre on the east

side. lt was designed to have the east side of the property remain in the rural type of property.
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Chair Bames asked for Commission questions.

Mce Chair Chvilicek addressed Mr. Pelham about the Spanish Springs Area Plan. This subject
property is adjacent to the other subject property, but also to ten-acre parcels and such. As it
speaks in the Area Plan of transition zone or feathering, how would that be addressed? This
projecl is abuting larger lots.

Mr. Pelham's evaluation is that when you look at the plan in its entireg and you look at the
density and the resultant probability of lot sizes of around a third of an acre and smaller, going
from that third acre zoning near Pyramid Highway to the 10-acre parcels and then feathering out
into the 4Gacre parels. He believes the transition is, on a plan-wide basis, being implemented.

Vice Chair Chvilicek acknowledged that a Master Plan Amendment and a Regulatory Zone
Amendment are beforg them this evening. lf this project were to move fonpard, or when it
moves forward, she'd like the applicant to take into consideration those featherings. She has
been involved with other projec'ts where the developer and the affected propefi owners met
and came up with a plan that was palatable to everyone. People came with an open mind, and
it was extremely helpful and empowering to the communrty to not oppose grouvth, but to request
a reasoned approach.

Mr. Pelham agreed that is an ideal situation. He emphasized her comment about when a
project comes fonrard. He said they were a little bit hamstrung, because they were not
cunently talking about parcels on a piece of land. They were talking about the color, the
allowable density. He agreed that there is absolutely a time when it is 100 percent appropriate,
and that is primarily at the tentative map phase.

Mce Chair Chvilicek said that even though they are looking at a Regulatory Zone Amendment
and a Master Plan Amendment, through both the staff report and the collabor:ation with the
developer, they also see vuhat the planned development is, even without a tentative map. The
Planning Commission is given dwelling units and all of that information. lt becomes extremely
convoluted and very complicated to be able to come to those reasoned decisions when you see
the future.

Mr. Pelham agreed with Vice Chair Chvilicek. He said that if these were simple things, then
they would not be in front of the Commission. He said it is the Planning Commission's collective
wisdom that is applied to make these decisions. They have the task to project fonrard this
evening and see what is a likely outcome, what is a beneficial outcome, and then use their best
reasoned consideration to make your decisions.

Mce Chair Chvilicek complimented Mr. Gordon and his client for listening to what happened
prior and making an attempt to come forward with the more reasoned proposal.

Mr. Gordon appreciated Mce Chair Chvilicek's comments. He said that much hard work, time
and effort has gone into this. He added that when this property was rezoned from General
Ruralto lndustrial Commercial, they sat down with the families and put together an agreement
dealing with the transition issues. They agreed on a berm, agreed to put up trees, agreed on
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number of trees, and limited their height to preserve their view shed of the mountains. lt was a
package dealfor lndustrial Commercial. They were dealing with a specific plan at the time, so
they had the ability to make some commitments. He said it was not applicable that night, but if
the Commission approved the application, he gave his word on behalf of the developer that they
would agaln sit down with these families and try to come up with some transition elements when
they came before the Commission with a tentative map. They have been dealing with
Commercial lndustria!, parking, and industrial lighting. With Residential, there are probably

different ways to transition for them to help mitigate their concems.

Commissioner Prough addressed Mr. Gordon and Mr. Pelham. He acknowledged that they
cannot condition things, but he feels as though they're saying that this needs to be passed in
order to see what's in it. Commissioner Prough is uncomfortable with that approach. He said

that when they voted down the other one, it still did not meet health and safety issues, even
though Mr. Gordon said that with all of the reports, no one was against it. Commissioner

Prough said that in the reports, the Commissioners were allowed reasoning. The Washoe
Schools didn't say not to do it, but they did say that they were at capacity or over. The
expectation is that this would make them all over capacity. Commissioner Prough was oflended
at Mr. Gordon's remarks and felt that he was implying that the Commissioners were stupid.

Commissioner Prough said that he was using his reasoning with what he was given in the
reports, and even though the agencies did not go against the project in the reports, he doesn't
see merits in this structure.

Mr. Gordon said that he appreciates Commissioner Prough's passion about this, as

Commissioner Prough and his neighbors live out there. Mr. Gordon said that this is the
process. You approve a Master Plan and azone change. They get up to three units per acre.

That doesn't mean they will come in with three; it is likely, but roads and other considerations

will be included. Maybe they come with two and a hafi maybe one, but those considerations

are at tentative map. Commissioner Prough would have, in his wisdom, the ability to deny a

tentative map based on the actual number of homes, the actua! transition/buffering, the actual

access issues, the actual trafftc impacts of how much RTC fees they need to pay or not pay. He

wishes that he had a better answer of what the plan is, but tonight it's just changing the colors

on a map, and they'll have to come back with what the plan will actually be.

DDA Edwards said that he believed there had been a blending of some terminology about the
idea of transition area versus what might be considered buffering, which would come along at a
project specific level. For example, if this were approved, then the Planning Commission would

have the opportunity, as the condilion of a tentative map, to require buffering around the edges

of the proper$. That is somewhat different, though there may be some overlap, from the idea of
the transition area. The suburban core and the transition area are not the same. The transition

area is the area outside the suburban core. This is out of the Character Statement in the
Spanish Springs Area Plan. The suburban core is the area concentrated along the Pyramid

Highway. The transition area is the area outside the suburban core. lf you decide that this is
the suburban oore, then the transition area is a separate area fom what we're talking about

tonight. Even if you decide that this is suburban core and it is not transition area, that doesnt
mean that if and when a project eme along, you wouldn't be able to include conditions like

buffering. DDA Edwards wanted to make this clear as the Planning Commission moved forward
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to make a motion. He believes it is an important distinction. Suburban core is not a blend with
the transition area; there is suburban core and then transition area. He believes it is a fair
question whether this fts exactly within suburban core or not. The standard in the Character
Statement is "concentated along Pyramid Highwa/. lf the Planning Commission considers this
concenbated along Pyramid Highway and suburban core, then they are not talking about
transition area.

Chair Barnes closed the public hearing and called for discussion among the Commissioners.

Commissioner Ghesney stated that the developers and owners of the property have the right to
develop this propefi one way or another. He told the neighbors that, as much as they protest
the development for one reason or another, sooner or later it will be developed. He brought up
the choke point of the traffic situation. He believes Mr. Gordon made it clear that they have
some grip on the water and the sewer. They can see by all of the studies that the schools are
overloaded; he doesn't know if this is temporary or not, because people eventually graduate.
These properties are going to be developed. He wanted the developers to know that he is not
antidevelopment in the area. He believes there are some issues beyond the developers'
control because of the immensity of the issues. These issues need to be mitigated to keep the
public safe out there. He lives in Palomino Valley and drives in there every day, and Calle De
La Plata intersection is a crapshoot every day, and someone is going to be killed there soon.
The intersection is a big deal to him, and he approaches it very carefully.

Mce Chair Chvilicek spoke to Mr. Pelham, Director \lVhitney, or DDA Edwards. ln terms of the
Area Plan, as noted with the suburban core being Pyramid Highway, what defines the
boundaries of that core for this project? This project is significantly removed from Pyramid
Highway and moves east.

Director Whitney answered that there are not boundaries drawn on the map in the Area Plan to
define the suburban core. lt is described, and that is where you get differences of opinion. He
looked at the Character Statement every way he could, analyzed it, and felt there was
significant flexibility so that these increased densities still met the intent of the Character
Statement. Colors on the map show different zoning. Boundaries on maps show the Truckee
Meadows service area where growth is supposed to be concentrated per the Regional Plan, but
there is not a boundary to answer what Vice Chair Chvilicek is asking.

Vice Chair Chvilicek said it is distinct that suburban core is and will continue to be concentrated
along Pyramid Highway. That's interpretive, but for her, along Pyramid Highway means directly
along Pyramid Highway, not however many acres away from Pyramid Highway.

DDA Edwards told Vice Chair Ghvilicek that he believed she was engaging in reasoned
analysis. There is fluidity built into the way that this would be applied. As he understands, Eric
Young was one of the chief writers of this plan. That is the idea of a Master Plan - to allow
some level of fluidity, rather than a rigid straigh$acket. He believes that her interpretation and
analysis is appropriate, as long as it is based on facts and information in the record. If they
decide suburban core, then it's not part of the transition area. He believes that Vice Chair
Chvilicek is engaging in the right form of analysis to detennine if it is or is not.
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Commissioner Edwards has been to this property many times. lt is a great piece of property,

and it is too bad that it doesn't sit farther to the east. lt is clearly in the area that Commissioner

Edwards would determine as transition area. lf a developer wanted to go to a one acre, Low
Density Suburban, or something like that, then he would not have any problem supporting it. He

doesn't believe that the density in the project is coned for the neighborhood. He supposes that
it does come down to health and safety with the traffic and whatnot. He ls satisfied with the
water. He understands about the wells going dry, but they're talking about importing water to
this area. lf they import water, then you will get recharged. They did in Golden Valley. He can't
support it by opening the door to three parcels per acre.

Commissioner Horan believes that one thing with which boards struggle is pressure on

infrastruc'ture across the board in all areas - schools, police, fire, roads. Too many times, this

Commission and others are faced with, Well, the schools say they will bus them.' That is not

an answer. We need to do a better job with our infrastructure. We cannot continue kicking the

can down the road on the infrastructure. That is Commissioner Horan's problem with this.

Commissioner Prough apologized to Mr. Gordon for losing his temper. He told the developer

that he is not against development. He is against the rezoning that would put three units on one

acre. He would support one unit on an acre. He believes that would be more appropriate to the

area.

Chair Barnes called for motions and findings of fact.

Commissioner Prough asked DDA Edwards if it is possible to reword this motion in the negative.

DDA Edwards said that would be appropriate if a few things were tweaked.

Commissioner Prough, after giving reasoned consideration to the record in this case, including

but not limited to the information contained in the staff report and the information presented

during the hearing on these items, moved to deny Master Plan Amendment Case Number

MPA'|5-004 and Regulatory Zone Amendment Case Number RZA15-006, based on all of the

findings as outlined in the staff report. He further moved to deny the resolutions and the

proposed Amendments in MPA15-0M and RZA15-006 as set forth in the staff report for

submission to the Washoe County Board of Commissioners and authorized the chair to sign the

denial on behalf of the Planning Commission.

Commissioner Prough believes that the following findings are not met:

Washoe Gountv Development Code Section 110.820.15(d) Master Plan Amendment
Findinqs

3. Desired Pattem of Growth. The proposed amendment will promote the desired pattem

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 Sprinos Area Plan Findinss - Policv SS.17.l (a part of the Master Planl

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

c. The amendment will not conflic{ with the public's health, safeg orwelfare.

Washoe Countv Devplopment Code Section 110.821.15(dl Reoulatorv Zone Amelrdment
Findinqs

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

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

6. Desired Pattem of Grovvth. The proposed amendment will promote the desired pattem
for the orderly physical growth of the County and guides development of the Coung
based on the projected population growth with the least amount of nafural resource
impairment and the efficient expenditure of funds for public services.

DDA Edwards asked Commissioner Prough if the motion for denial was without prejudice or
with.

Commissioner Prough stated that the motion was without prejudice.

Commissioner Chesney seconded the motion.

Chair Bames called for any discussion.

Vice Chair Chvilicek referenced the Spanish Springs Area Plan and concuned with
Commissioner Edwards that this is in a transition zone. As plans are devetoped this needs to be
addressed. She submitted to the developer that through her earlier reference to collaboration,
consensus, and meeting with property owners, transition can be included that as this property
abuts larger properties, that maybe zoning can be one dwelling unit per acre and then intensified
within up to the three units per acre as you go into a project. Having been a propefi owner who
was part of that kind of collaboration, they came up with something agreeable. She also
supports that this plan does not preserve the vision and Character Statement of the Spanish
Springs Area Plan.

Chair Bames called for a vote on the motion for denial without prejudice, which passed
unanimously, with a vote of seven for, none against.

9. Chair and Commission ltems
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"A Future agenda items

Commissioner Edwards asked if the Golden Valley Pit Special Use Pemlt could be put
on the next month's agenda. Director Whitney said that a Planning staff member and
two Engineels are going on an inspection of the pit on Wednesday, December 2,2015.
They agreed that the item will be on the February 2016 agenda.

Commissioner Prough asked if the sign ordinance would be coming back before the
Planning Commission. Director \Mitney answered that staff is working on how to best
change the ordinance to follow the recommendations of the Board of County
Commissioners. The Planning Commission should see it within the next few months.

Commissioner Horan asked if staff can do umore than the bare minimum' on notifications
of cases to sunounding properties, at least on controversial issues. Director Whitney
said the Division may need to re-look at notification in the larger lot rural areas.

*B. Requests for information from staff

Mce Chair Chvilicek said it would be helpful if all of the plans they receive have
directional alrows (north anows). Director lA/hitney said some of the plans come from
the applicants and that staff will do their best to add directional anows.

Commissioner Horan said that Director Whitney's staff did a very good job in their
presentation of the material.

Mce Chair Ghvilicek mentioned to staff that the process is very difficult for the
Commissioners when they have to look at the big picture.

Director Whitney commended the Commissioners on their public service during this
difficult process.

10. Directo/s and Legal Gounsel's ltems

*A. Report on previous Planning Commission items

Director \A/hitney let the Commission know that there is an application coming into the
City of Reno to amend the Reno/Stead Conidor Joint Plan, which is in the North Valleys.
The application is called Sky Vista, and it is a Master Plan Amendment to that Conidor
Joint Plan. There will be a joint meeting of the Planning Commissions ftom the Cig of
Reno and Washoe County, followed by a joint meeting of the Reno City Council and the
Board of Coun$ Commissioners. Mr. Whitney will email the Planning Commissloners
with a couple of possible dates in February for the joint meeting.

*8. Legal information and updates

None

11. *General Public Comment

Chair Barnes opened general public comment.

Dan Herman thanked the Planning Commission and said, 'You guys got it right tonight.'

{2. Adjournment

With no further business scheduled before the Planning Commission, the meeting adjourned
at 9:28 p.m.
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Respectfully submitted,

Kathy Emerson, Recording Secretary

Approved by Commission in session on November3,2015.

Carl R. Webb, Jr., AICP
Secretary to the Planning Commission
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AX15-006 Attachment E

WASHOE COUNTY COMMISSION IOOI E. 9th Street
P.O.Boxlll30

Reno" Nevada 89520
(775) 328-2005

RESOLUTION
ADOPTING AI\ AMENDMENT TO THE SPAI\IISH SPRINGS

REGULATORY ZONE MAP (RZAlil)06)

WHEREAS, Sugarloaf Peak, LLC applied to the Washoe County Planning Commission to
amend the regulatory zone of one parcel (APN: 534-562-07) from a mix of Open Space (OS),
Industrial (l) and Neighborhood Commercial NC) to Medium Density Suburban (MDS) in the
Spanish Springs planning area:

WHEREAS, On December l, 2015, the Washoe County Planning Commission denied
Regulatory Zone Amendment Case No. RZAI5-006;

WHEREAS, On December9.2015, the applicant appealed the denial to the Board of County
Commissioners as Appeal Case No. AXl5-006:

WHEREAS. On January 26, 2016, the Board of Countv Commissioners held a duly noticed
public haring, determined that it had given reasoned consideration in its review of the written
materials and oral testimony at the public hearing regarding Appeal Case No. AX l5-006 and the
proposed Regulatory Zone Amendment Case No. RZAI5-006, approved the original request for
adoption: and, in connection therewith. made the following findings:

Washoe County Development Code Section 110.821.15

l. 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 Counfy Commissioners. and the requested amendment represents a more
desirable utilization of land.

4. Availability of Facilities. There are or are planned to be adequate fansportation.
recreation, utility. and other facilities to accommodate the uses and densities permined 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 Countv 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 Counry" based

on the projected population groMh with the least amount of natural resource impairment
and the efficient expenditure of funds for public services.

AND



Regulatory Zone Amendment
RZAI5-006 Sugarloaf Ranch Estates
Page 2 of3

spanish springs Area PIan x'indings - Policy ss.17, (a part of the Master plan)

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 SpringB by the Departnent of Water
Resources. The Department of Water Resources will eshblish and maintain the standards
and methodologies for these feasibility studies.

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 impacb. The Department of Public Works may request any
information it deems necessary to make this determination.

c. (NOT APPLICABLE)
everall pereenta8e ef eemmereiel and industrial regulatsry zone aerea€e will-net{rrceed

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.l.2.

e. If the proposed intensification will result in a drop below the established policy level of
seruice for tansportation (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 ttre Washoe County Planning
Commission upon written request from the Regional Transportation Commission.

f. If roadways impacted by the proposed intensification are cunently 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 ofthe intensification.

g, Washoe County will work to ensure that the long range plans of facilities providers for
transportation, water resources, schools and parks reflest the policy growth level
esablished in Policy SS.l.2.

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 enrollment. This finding may be waived by the Washoe County
Planning Commission upon reguest ofthe Washoe County Board of Trustees.

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 spcial 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.



Regulatory Zone Amendment
RZAlt006 Sugarloaf Ranch Estates
Page 3 of3

WHEREAS, This action will become effective after the adoption of Master Plan Amendment
Case Number MPAI5-003 by the Board of County Commissioners and a subsequent favorable
conformance review with the Truckee Meadows Regional Plan;

NOW THEREI'ORE BE IT RESOLVED,

That this Board of County Commissioners reverses the denial of the Planning Commission
and hereby ADOPTS the amendment to the Spanish Springs Regulatory Zone Map (Case No.
RZAI5-006), as set forth in Exhibit A attached hereto.

ADOPTED this 26th day of January 20l6,to be effective only as stated above.

WASHOE COI.JNTY COMMISSION

Chair

ATTEST:

Nancy Parent, County Clerk
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TI.'ESDAY

PRESENT:

BOARD OF COUNTY COMMISSIONERS
WASHOE COUNTY, NEVADA

10:00 A.M.

Kittv Juns. Chair
Bob Lucev. Vice Chair

Marsha Berkbiqler. Commissioner
Vaughn llartunq. Commissioner
Jeanne Herman. Commissioner

Nancv Parent Countv Clerk
John Slaughter. Countv Manager

Paul Lipparelll Leeal Counsel

EXHIBITB
MPAI5-004 &RZAI5-006

JANUARY 26,2016

at 10:00 a.m. in
Administration

The Washoe County Board of C
regular session in the Commission Chambers of the w

&
"*b &'&\*s

Complex, 1001 East Ninth Steet, Reno, Nevada. ledge of Allegiance to
the flag of our Country, the Clerk called the roll and conducted the following
business:

1GOO78 AGENDA ITEM 3

Ardena Perry about County Code Chapter 55

Section 200 regarding the She provided a brief history related to the
Code. She indicated she did tethering animals in front a business, regardless
whether or not a person receivedp&rgperty own€r's permission, was appropriate smce
it posed a danger to the aniKl andlpeople passing by.

^WnfiTnB S(ftV6pfressed his concerrs about Agenda Items 13 and 15

associated with{q&V}tde Chapter 55. He questioned the vagueness of the definitionassociated withQQglide Chapter 55. He questioned the vagueness of the definition
of veterinary cqfe\pthe commercial animal establishments permit language. He said
there was a dp*Wdrtone to the regulations.

^ d*;Akerman came forward in memory of Michael Greene, former Sierra
F(-gfoBdton District Chief, who recently passed away. He spoke about Michael
Gre\is accomplishments. He recommended the Board recognize Chief Greene with a
plaqu{at Fire Station 36.

Cathy Brandhorst spoke about matters of concem to herself.

Sam Dehne spoke about the negative eflects that Storey County's
inclusion into the Economic Development Authority of Western Nevada had on Washoe
County.
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Garth Elliott talked about making the County a gentler place to live. He
said the County should watch the kinds of laws it enacted.

1G0079 AGENDA ITEM 4 Announcements/Reports.

John Slaughter, County Manager, recommended the removal of Agenda
Item 5D, a sub-grant for emergency food assistance, and Agenda Itern 15, the second
reading of amendments to Chapter 55.

Commissioner Herman stated she received complaints from
the nral areas of District 5, about their garbage not being picked up
Manage,ment. Since residents were not receiving the service they were , she
thought residents should receive a refund or a credit with regards to She
suggested there needed to be changes made to the way complaints She felt
complaints needed to be made in writing so there would be a the
Lemmon Valley Flood and asked staff to research to improve the
ditches. She also mentioned possibly using her di to help the Citizen
Advisory Boards move forward.

Commissioner commerlded the staff and the Board for their
involvement in the ffig session. He mentioned there were significant gains
and accomplishments. he wanted to mimic some of the announcements from
the session regard[pg ing the County, making sure every County citizen
was aware of did for them on a daily basis, and the continuation of
helping citi . He noted County citizens had many concenrc and he
asked them The County was working through every situation as fast as it
could to a resolution for its citizens. He said he attended the Library Board of

and spoke with the new Library Director, JeffScott. He stated Mr. Scott
addition to the County's team. He indicated libraries were cultural and

ity centers that were sometimes overlooked. The relevance and importance of the
Coun s libraries were so much more than just books and librarians. He mentioned the
libraries were underfunded and hoped Mr. Scott's leadership would improve the
situation.

Chair Jung stated she met with a goup which Scott Pearson, Reno Justice
Court Chief Judge, had assembled that established a specialty court to address human
trafficking and the exploitation of humans. She noted the County had a formal agreement
with Awaken, a non-profit organization which helped women and children break away
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from the cycle of exploitation. She spoke about the shortage of doctors in the region and
she suggested starting a dialog with Renown to discuss the issue. She mentioned she
would be attending the Directions 2016 meeting at the Grand Sierra Resort to discuss
economic development issues. She also mentioned there would be a Distict Board of
Health meeting and a concurrent meeting with the City of Reno, the City of Sparks and
the Washoe County School District. Lastly, she stated she would be sitting at the Reno is
Artown table for the Go Red for Women luncheon, which was a fundraiser and an
awareness event for wome,n's heart health.

CONSENT ITEMS 5A THROUGH 5F2

!! Approve roll change requests, pursuant to
361.768, for errors discovered for the 201 312014, 20t4120r5
and20l5l2016 secured and unsecured tax ize Chairman to

$44,329.227. Assessor. (Parcels aldip variYus Commission Districts.)

rc0081 S Acknowledge Receipt ot, erim Financial Report for Washoe
County Govemmental the six months Ended December 31,
2015 - Unaudited. I(All Commission Districts.)

1G0080

1G0082

1G0083

1G008s

1765 and/or NRS

{ Approve
Manual2016.

Washoe County Grant Management Policy
i (A11 Comm;ssion Districts.)

sE1 Easement Amendment (Truckee River Bicycle and
Access Bridge) between Washoe County and the State

of State Lands, due to an increase in the annual fees
with the Easement l$275 annuallyl. (All Commission

Approve a Sanitary Sewer lnfrastnrcture Dedication Agreement
between Washoe County, St. James's Village, Inc. and World Properties,
lnc., for the development, construction and subsequent dedication of
Sanitary Sewer Infrastructure for the St. James's Village and Sierra
Reflections residential developments located in the South Truckee
Meadows. (Commission District 2.)

@ Approve a Communications Use Lease for Fox Mountain (NyN-
00473I) between the United States of America, acting through the Bureau
of Land Managernent, Deparhent of the Interior and Washoe County to
replace an existing Right of Way Grant. (Commission District 5.)
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1G00t6 ![! Approve receipt of a direct grant award l$127,470, no County match
requiredl from the Bureau of Justice Assistance (BJA), State Criminal
Alien Assistance Program (SCAAP), FY20l5, Project number 2015-AP-
BX-0775, to the Washoe County Sheriffs Office, Dete,ntion Bureau.
Beginning date of the grant term is retroactive to October 1,2015, with no
end date. If approved, direct the Comptroller's Office to make the
necessary budget amendments. (Al1 Commission Dishicts.)

1G0087 SEZ Approve the direct grant award from the U.S. Deparment of
Bureau of Justice Assistance FFY 2015/2016, Project No. 20
0002 for l$113,472,25o/o cashmatch required from Countyl the

ofAnti-Wandering Initiative project for the retroactive
10/l/15 through 9l30ll7 and award contact to
Northern Nevada based on response to RFP #295

Charities of
if approved,

On motion by Commissionel l@ufuog, seconded by Commissioner
Berkbigler, which motion duly carried, it \(Mdred that Consent Agenda lterns 5A
through 5F2 be approved with the except@pf,Xgenda Item 5D which was pulled. Any

direct Comptoller's Office to make necessary ents. (All
Commi s,5isn Districts.)

On the call for public comment, Cathy
concern to herself.

spoke about matters of

4...

and all Resolutions or lnterlocal grtd pertinent to Consent Agenda Items 5A
ltem 5D are attached hereto and made a partthrough 5F2 with the exception

of the minutes thereof.

1G0088 ACTEIYNfA\YffiM 8 Recommendation to acknowledge a grant award and
Fund allocation of [$314,136], awarded to the Second

Jpft\qD7District Court, to help support and increase the number of
dhMpants served through the expansion of the existing Mental Health

^\CBrt, titled the Northem Nevada Regional Mental Health Court, creation

,- ? frf a new Medication Assisted Treatnent Court, and expansion of the
.(., : existing Adult Drug Court, effective Novernber 1,2015 - June 30,2016,

\ and direct the Comptroller's Office to make the necessary budget

' adjusfinents. District Court. (All Commission Districts.)

AN\A(V
JWd\i.qYD
phMpantr

On motion by Commissioner Lucey, seconded by Commissislsl
Berkbigler, which motion duly carried, it was ordered that Agenda Item 8 be
acknowledged and directed.

1G0089 AGEI\DA ITEM 9 Recommendation to approve a Grant Agreement
between William N. Pennington Foundation and Washoe County for
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Bower's ldansion Pool constnrction and equipment improvements

[$400,000 - no match required]; authorize the Community Services
Departuent Director to sign the grant agreement reports, and any
subsequent documents related to the grant on behalf of the County; and
direct the Comptoller's Office to make the appropriate budget
adjushents. Community Services. (Commissisn District 2.)

On motion by Commissioner Lucey, seconded
Berkbigler, which motion duly carried, it was ordered that Agenda
authorized and directed.

by Commissioner

for the
lze the

in the amount
as extensive

1G0090 AGEI\DA ITEM 10 Recommendation to approve the
purchase of absentee ballot cental ssanning hardware
Registrar of Voters Office from Dominion Voting
Purchasing and Contracts Manager to execute m agr$
of l$224,5231, which includes first year marnten4;@rp-
trpining; approve the inter-fund contingency
the general fund contingency account I
to be detennined) Votet's
lmprovernent Fund; and direct the
appropriate adjustmurts. The implementation cost, year one
of maintenance and necessary is requested for the project and
years two through four mai bosts are to be included in the base

budget of the Registar of beginning fiscal year 201612017

and is approximately ffi$$0-01 annually. Voters. (A11 Commission
Disticts.)

On the call for mment, Cathy Brandhorst spoke about matters of

for a total sum of [$200,000] for all claims against all defendants, with
funding from the Risk Management Fund. Comptroller. (All Commission
Districts.)

On motion by Commissioner Lucey, seconded by Commis,sionsl
Berkbigler, which motion duly carried, it was ordered that Agenda Item I t be approved.

1G0092 AGENDA ITEM 12 Recommendation to award Washoe County Bid No.
2943-16 for ftho-Photography and 2-foot Contour Products on behalf of
Washoe County and the Jointer Agencies (the Cities of Sparks and Reno,

of l$224,5231 from
to project (number

ject in the Capital
s Office to make the
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and Nevada Power Company) to the Geophex, Ltd., 605 Mercury St.,
Raleigh, NC 27603 in the amount of [$196,844.56.] Authorize the
Purchasing and Contacts Administrator to purchase additional mapping
products from the same vendor through December 31,2016 provided there
is no increase in the pricing stnrcture. Technology Services. (A11

Commissisn Districts.)

On motion by Commissioner Lucey, seconded by Commissioner
Berkbigler, which motion duly carried, it was ordered that Agenda ltern 12 be gyarded
and authorized. \

,*1G0093 AGENDA ITEM 6 Deparbnent Presentation - Commrpifu Sdrvices

Dave Solaro, Community Services Deparbnent (CS , conducted
a PowerPoint presentation. He stated the general public knew various other
deparfuent names; such as, ptrh, roads, engineering, public and safety,
sewer, utilities, and planning and development. Intemal CSD as facilities,
equipment services, and capital projects. He said a group of multiple
disciplines put together for the benefit of the tax
holders. He noted a total of 437,000 resr regional services the CSD
supported, which included the jail, Animal
centers and the libraries. The mission the

the Courts, dispatch, the senior
towards was to provide and

sustain a safe, secure and healthy commgft<)X video was played which captured the
impacts of CSD's services throughouftq €d-unty, including roads, parks and facilities.impacts of CSD's services throughoulftq €d-unty, including roads, parks and facilities.
He reviewed a slide providing 6Q fuqLrwhich highlighted the number of employees,

miles of roads, sqlure feet ofl$!!ffip]acreage of parks, number of permits, number of
building inspections, and the ge\g/fund budget amount. He spoke about the CSD's
staff and their experiencpq( He /noted his staff was educated, knowledgeable and
dedicated. He said the Cff't-fll{4ot always meet the expectations of all the residents, but
it met the bf them. He noted with proper planning and budgeting,
the CSD of the County citizens well into the future. Meeting the
needs of the would require investing in equipment, technology and staff. He
said the to meet the challenge. He thanked the employees of the CSD, the

the Board. He noted the last slide of the presentation provided theManager'

Commissioner Hartung said the County was more user friendly than it had
He thought one of the best moves the Board made was to combine the various

deparbnents under the CSD. He stated the CSD was really proactive and the staff was

amazing.

Commissioner Berkbigler thanked Mr. Solaro for all of the help he had
been to her. She noted the CSD was doing a great job.
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Commissioner Lucey stated he could not thank Mr. Solaro enough. He
noted the presentation Mr. Solaro gave at the District 2 Forum and to the Board showed
how much Mr. Solaro oversaw. He commended Mr. Solaro and the CSD staff.

Chair Jung echoed the statements of the other Commissioners. She

believed Mr. Solaro's background was impressive and she asked him to elaborate on his
education and licensure.

Chair Jung noted the video was great and she thanked

There was no public comment or action taken on

1G0094 AGENDA ITEM 7 Recommendation td\cl$o\iledge staff update

itudy. Manager. (All Commissio#\{strict$ 
-

^(&
Joey Orduna-Hastings, Assist(Mnty Manager, stated she was present

to provide an update on dispatch converffippr)fuith the City of Reno and the Sheriffls
Office. Staff s recommendation was topqSd"and commission a consulting agreernent to
review data, personnel issuesr{f hq}rning structure and technology needs. Shereview data, personnel issuesr{g tlqy,}rning structure and technology needs. She

indicated as Dispatch moved{,ryffi}dnsolidation, having a national expert would be
beneficial. She noted Russell Peil$dfi, Sheriff s Departuent Chief Deputy, was present

the City of Reno and
tioi to pursue consolidation

to answer questions.

asked whether the County was bearing the entire
cost of the to $80,000.

Hastings stated the County would utilize funds from the
Offrce of Manager's budget.

There was no public comment.

On motion by Commissioner Hartung, seconded by Commissioner
Herman, which motion duly carried, it was ordered that Agenda Item 7 be acknowledged.

1G0095 AGENDA ITEM 13 Introduction and first reading of an ordinance
amending Washoe County Code Chapter 55 by repealing provisions
concerning riding horses while intoxicated, abandoning rnjured animals,
and giving away live animals as part of a promotion; by a:nending
provisions related to keeping animals in sanitary conditions, animal waste

regarding dispatch consolidation conve$prg
provide further direction to staff regardiftiofti
study. Manager. (All Commissio#\$trict$

Mr. Solaro stated he was a believer of bettering yourself &o.gh
education. He remarked he was a licensed architect and registered engineer. He ob\iged
his architecture degree from the University of Idaho and his engineering deglefuime
Universiw of Nevada Reno. . n WUniversity of Nevada, Reno.

-d'
&\
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disposal, cruelty to animals, animal fighting, pigeon shoots, endangering
animals and restraining animals; and by repealing, adding and revising
various definitions, and all other matters properly relating thereto; and, if
supported, set the public hearing for second reading and possible adoption
of the ordinance on February 9,2016. Animal Services. (All Commission
Disticts.)

The Chair opened the public hearing by calling on
speak for or against adoption of said Ordinance.

anyone wishing to

Cathy Brandhorst spoke about matters of

Commissioner Lucey stated there was the language regarding
the resfaining of animals on public property. He said ffi uloultl like to see clarification

Nancy Paren! County Cler( read the title for Bill No. 1757. 

" \WY
On the call for public commexlL Ardena Perry stated tn" rySd*" to see(,n tne cail Ior puorlc commenl Aroena rerry sulteo snex$s-llKe to see

clarification on the language o'reasonable veterinary care". She said^(etb)*^ a lot of
subjective language and it left a lot of wiggle room. 

^$]

regarding tethering on public property.

everyone had notice of artS@provisions were. If that course was not chosen and the
changes were maft:, theq\gs@ would be whether the changes were substantial enough
to warrant a firsqe(ig$dd an adoption.

Smrth, Animal Services Manager, noted the Code indicated it was
perfectly a dog at horse parks and similar spaces. He said Animal Services

the District Attomey's office to add the exemption for parks.

In response to Chair Jung's question whether Mr. Smith's suggestion was

; Commissioner Lucey responded in the affirmative.

Commissioner Herman indicated she understood the concems of the
public regarding the word "reasonable". She expressed concems over the verbiage 'oother

birds" in the section dealing with animal fighting and pigeon shooting. She mentioned
she raised birds for the purpose 6f tr'4ining her bird dogs. She suggested clariffing the
language to exempt birds that a person raised themselves.

b", ]"rr*,, whether commissionerChair Jung asked Paul Lippffi,Ha Counsel, whether Commissioner
Lucey could intoduce the Bill with the sq:f$qdDtu that the second reading would identifu
the changes 

^^OVMr. Lipparelfi rffiqYrituations the question was always whether the
changes or refine,ments would de3$/the notice that was given. He stated a lot depended
on how substantial the chffies v{ere. lt was always safer to start over and make sure
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Mr. Smith noted the language Commissioner Herman referenced was
original language. He stated the language was directed towards animal frghting where
animals were pitted against each other; for example, cock fighting.

Commissioner Herman remarked her interpretation of the language was
not the sa:ne. She noted the language was still unclear as people could interpret it
differently.

Bill No. 1757 was introduced by Commissioner Lucey, and legq\notice
for final action of adoption was directed with a second reading to be held on Fe\rygth. M,v&,vV)
1G0096 AGENDA ITEM 14 Recommendation to approve

the relocation of a medical marijuana dispensary
Washoe County pursuant to section 3 of Senate Bill

the
wl

approve

as signed
into law on June 9,2015. The request is fromffieYompanies Reno,
LLC to approve the relocation of a medical ryqS\+a dispensary within
unincorporated Washoe County purs{r'rt \gbtiox 3 of Senate Rill
Numbei 276 as signed into law. rn"'-futg(tro. Tryke Companisg
Reno, LLC to move a medical marijuM dlsp6nsary from the location
issued as State of Nevada provis$1l m&cal marijuana certificate at l0
Stateline Road in Crystal Bay^{ev}da to a new location at 5105 Sun
Valley Boulevard in Sun Va(,y)Wevada. If approved, direct staff to
notiff the State of Nevadffiy;Von of Public and Behavioral Health in
writing of the Boardffiflgfival of the relocation request. Manager.
(Commissisn Diffis lgf 3).(Commissionor2fr[@ 3).

&f-'')
Kevin Schiller, As$pht County Manageq stated the County lobbied for a

-.tbill to allow moving medi@.marnuana facilities beyond the five-mile requirement and
this was the first
required a public

forward pursuant to the shanges. He said the process

meeting. The meetrng, which consisted of a
panel that i and representatives from Tryke Companies Reno, LLC,
occurred at the Community Center. He mentioned 20 attendees signed in and
proper He indicated residents' concems primarily focused on

included traffic, proximity to schools, cultural issues, having a

in Sun Valley, and the public review process. He said the panel spent a

M@).rypresenting information specific to the.rules and. regulation: 
IegSr+ing

overcrfult of a medical marijuana dispensary. He noted historically in other jurisdictions
wher6 medical marijuana dispensary was placed in neighborhoods, criminal activity
decreased due to increased scrutiny around the facility. He mentioned Tryke Companies
Reno, LLC was very invested in the Sun Valley community, and in their prior businesses,
they had been very gracious in terms of contributing to the community. Tryke Companies
Reno, LLC arranged a tour of their City of Sparks' facility for some of the Citizens
Advisory Board (CAB) members which included Chair JunB. He said staffs
recomme'ndation was to approve the move as the proposed parcel was eligible. He added

cqd
'.ofi/ t

ry
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there were time frames tied to setting up the dispensaries, which was why staff tried to
move through the process quickly.

On the call for public comme,nt Carol Burns objected to the approval of
moving of the medical marijuana dispensary to Sun Valley. She stated according to the
State there had been 2,235 medical marijuana permits issued and she found it difficult to
believe that all those people were proximal to Sun Valley. She believed the intersection
of the location qlns dangerous. She also believed the move appeared to be a vendetta
against the Sun Valley community as she noted other issues that plagued alley;
such as, the previous lack of a CAB, the fact that the Sun Valley to
assume the financial responsibilities of their parks, and now
medical marijuana dispensary.

Cathy Brandhorst spoke about matters of concem to

Garth Elliott said he did not have a medical
several older people who had them. He said his wife had a

but he knew of
iiuana card for her

fibromyalgia. He noted the benefits of having two medical dispensaries in Sun
Valley, which included having viable businesses in fact that having two
facilities would force competition. He did not be would be a concem. He
thought Sun Valley would benefit from the ijuana facilities. He thought
marijuana was destnrctive to young people; was good for seniors.

Chair J,,ng requested an
record. The email was placed on file wj*

Susan Severt be placed into the

Commissioner @)indicated she attended the meeting in Sun Valley
and one of the concerns resid$(had was that the two facilities might become

stated she was a supporter of medical marijuana. She spoke
about the
marijuana

medical marijuana. She thought the location of the medical
in Sun Valley was great.

Vt
lW(

.o, Y S)On motion by Chair Jung, seconded by Commissioner Berkbigler, which

-(2dWcarrie4 it was ordered that Agenda Item 14 be approved and directed.

Y rrrr,r rrr rrE' a rrr\rrrs" @
1G0097 AGEI\DA ITEM 15 Second reading and adoption of an ordinance

amending Washoe County Code Chapter 55 by creating provisions
regulating commsrclal animal establishments (through an animal welfare
permit); by adding related definitions; and by making changes to the
definition of "County'' and all other matters properly relating thereto. (Bill
No. 1756). Animal Services. (All Commission Disticts.)

PAGE 10 JANUARY26,20t6



John Slaughter stated the agenda item was recommended for removal.

The Chair opened the public hearing by calling on anyone wishing to
speak for or against adoption of said Ordinance.

On the call for public comment, Lisa Jaramillo, Pet Play House Co-
Owner, stated the definition of a commercial animal establishment in the ordinance
lumped several industries under one umbrella. She felt there were two separate
the purchase and sale sf animals,, and the service industry. Dog day care was s

child day care. The animals had an advocate or guardia4 which distinguished-i
sale industry where the animals did not have representation until they or
adopted. She did not believe parts of the proposed ordinance type of
business; for example, euthanasia and carcass removal. She hoped could revise

pets withoutthe language. She said she supported inspections of all facilities i
pnorwanung.

Chair Jung suggested that Bobby Smith, ices Manager, and
Shyanne Schull, Animal Services Director, reach aramillo to clari$ the
language for her.

Chair Jung stated Agenda I
through her authority as Chair. She said
record would still be clean and in the open meeting law.

1G0098 Hearing, discussion, and possible action on Appeal
(Sugarloaf Ranch Estates), an appeal of the Planning

decision to deny Master Plan Amendmsnt Case Number
and Regulatory Zone Amendment Case Number RZA15-006,

(1) requested approval of an amendment to the Washoe County
Plan, Spanish Springs Area Plan, to change the Master Plan
ies on one parcel of t 39.84 acres from a mix of Industrial (I)

Commercial (C) and Open Space (OS) to Suburban Residential (SR) and
(2) requested approval of an amendment to the regulatory zones on the
same parcel from a mix of Open Space (OS), Industrial (I) and
Neighborhood Commercial (NC) to Medium Density Suburban (MDS).
The applicant and property owner is Sugarloaf Peak, LLC. The subject
parcel (APN: 534-562-07) is located on the north side of Calle De La
Plat4 approximately 2ll0 of a mile east of its intersection with Pyramid
Highway within the Spanish Springs Area Plan and Spanish Springs
Citaen Advisory Board boundaries, Section 23, Township 21N, Range
208, MDM. The Development Code sections applicable to this

Mr. Lipparelli ajdp{ ffi"-"Ouir Jung was probably not technisally
required to take public comro(,q.;ffi4n-item that was removed from the agendq in the
interest of public participation, it\Yl6vithin the Chair's discretion to do so.
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amendment are Article 820, Amendment of Master Plan, and Article 821,
Amendment of Regulatory Zones. The Board of County Commissioners
may take action to: (1) Confirm the Planning Commission's denial of
either or both cases; or (2) Reverse the Planning Commission's denial of
both cases, remand the Master Plan Amendment back to the planning

Commission for a report and also send the Regulatory Zone Amendment
back to the Planning Commission with instructions; or 3) Reverse the
Planning Commission's denial of both cases, remand the Master Plan
Amendment back to the Planning Commission for a report, applqve the
Regulatory Zone Amendment subject to ultimate approval \tle
associated Master Plan Amendment, and authorize the ChairtffiglWhe
attached resolution. C ommunity S ervices. (Comm ission DrsH&4.Y

Roger Pelham, Planning and Development Div Planner,
regardingconducted a PowerPoint presentation, which was placed on file wi

a regulatory zone amendment and a master plan amendment to 2sning of the
specified property from commercial and industrial to slides included a

map of the property, and the action taken by the which denied
staffs recommendation for the approval of the He said the Planning

feathering of densitiesCommission felt the proposals did not create the
that the character statement provided for. He I evaluation, the area plan
statement dealt with a broader level of review; the Planning Commission felt the
statement dealt with individual parcels
character statement as he understood it,

up against each other. The
to indicate there would be a higher

density in the suburban core, which Suburban character management area, and
then feathering out to the moreyfl@es on the outside.

<5f-\)
Commissioner Ha\qq( asked Mr. Pelham to articulate some of the issues

the Planning Commission Hd wifr respect to traffic, upprades to the intersection, and

Way and Calle de la Plata. He added they also felt improvements

should be the area prior to the approval of the Master Plan and the Regulatory
. Additionally, the Planning Commission felt there could be additional

waste water system and perhaps on individual wells, based on additional
that might come out of the municipal wells. He noted the Truckee Meadows

Water/Authority and Community Sewer would service the area. He stated the capacity
did exist to support the sewer system for the additional intensity that was requested by the
MasterPlan Amendment and zoning change. He indicated there was not a specific project
at this time.

Commissioner Hartung spoke of his concem regarding the lack of a right-
hand deceleration lane on the comer of Pyramid Way and Calle de la Plata. He asked
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whether the warrants had been met and if the developers would be able 16 improve the
corner themselves prior to any projects.

Mr. Pelham said he did not believe it met the warrants but the
recommendation for the deceleration lane was within the fraffic report that was
submitted. The warrants had not been met for the full signalized intersection.

Commissioner Hartung stated the Planning Commissien wanted to see

certain kinds of improvements prior to development; however, that was not the4Eocess.
Development had to occur before improvements could be made to the intersecti\He
said it was important to understand the Board was not addressing a specific proftpey
would be approving a Master Plan Amendment and 1s76ning the property. 

" \ 
- M

^-.reCommissioner Berkbigler questioned whether mor%futrF and waste
water issues would occur if the propertf was utilized under itg(,rVt commercial
26ning. ^A;'Y

Mr. Pelham replied yes. He noted there
zoning in place, which provided for more intense
residential and the medium density suburban (MDS)

and industrial
to the suburban

On the call for public Maria Voltl asked the Board to deny the
1s26ning of the property in
She said she was the first to

id her property was a 40 acre parcel nearby.
by kids with nothing to do. She added she was

86 years old, and she moved r peace and quiet. She concluded by stating if the
amendments were would be driving her out of her home.

Da6 he was perplexed as to why the public hearing was not
time specific. his concems about the timing of the hearing and the lack of
notice. He said was not mailed out to the individual property owners. He spoke
about his
minimum

the lack of a transition area. He stated there needed to be a
one-third acre parcels, and a transition zone between the large acre

areas.parcA

<)
ln response to Commissioner Hartung's question as to how many noticeslrl rtrsuurlsri LU r-urrullssruugl EattuIIB s qugsuuuV

were fent, Mr. Pelham replied a total of 52 notices were sent out.

Mr. Pelham confirmed Commissioner Hartung's statement regarding the
process of the appeal. As stated by Commissioner Hartung, if the Board approved the
appeal, it would go back to the Planning Commisslqn, back again to the Board, on to the
Regional Planning Commission, and then finally to the Regional Governing Board.

\Y
Commissioner Berkbigler adde$@$hought the Planning Commission

was incorrect by denying the applicant's requ,qft.'V
,F*' "y
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Commissioner Hartung asked Sugarloaf Ranch Estates' representative
whether it would be possible to feather the edges.

Garrett Gordon, Parbrer at Lewis Roca Rothgerber Christie, stated their
engineer was working on a tentative map. He noted if the amendments were approved, it
would allow for I 19 single-family dwellings. He added the configuration, the roads, the
feathering and additional items were being discussed and worked on. He stated they were
doing everything they could to help feather and buffer surrounding property owners. He
said the finalized map would be presented to the Board. He mentioned thesaid the trnalized map would be presented to the Board. He mentioned the Qgnovan
Ranch Subdivision as an example of a property which was zoned for one unit pe\cre;
however. it clustered three units Der acre. He stated the rezoning reouest- frffioVtohowever, it clustered three units per acre. He stated the rezoning requesl a@pVto
medium densiW. would make it more comDatible under the Countv's I-af,E t#6 andmedium density, would make it more compatible under the County's I*an["Md and
Transportation (LUT) policy. He noted ffis 1e26ning would bring the pry€dinto more
of a transition zone.

Commissioner Hartung moved to reverse the Commission's
and Regulatorydecision to deny Master Plan Amendment Case Number

-004 back to the
back to the Planning

Commission. This action is based on this Board's inritten materials and oral
testimony at the public hearing, and this of the relevant finding.
Commissioner Berkbigler seconded the ly carried.

and possible action on Appeal
Estates), an appeal of the Planning

y Master Plan Amendment Case Number
MPAI5-003 Zone Amendment Case Number RZA15-005,
which (1) req of an amendment to the Washoe County
Master Springs Area Plan to change the Master Plan

parcel of + 58.49 acres from a mix of Suburban
Industrial (D and Commercial (C) to Suburban

i@ti*"(SR) and (2) requested approval of an amendment to the
zones on the same parcel from a mix of Low Densrty Suburban

Open Space (OS), Industrial (I) and Neighborhood Commercial
to Medium Density Suburban (MDS). The applicant is SP58, LLC

the property owner is Jacie, LLC. The subject parcel (APN: 534-57I-
01) is located on the north side of Calle de la Plata, approximately 650 feet
east of its intersection with Pyramid Highway. It is within the Spanish
Springs Area Plan and Spanish Springs Citizen Advisory Board
boundaries and within Section 23, Township 2lN, Range 20E, MDM. The
Development Code sections applicable to this amendment are Article 820,
Amendment of Master Plan and Article 821, Amendment of Regulatory
Zone. The Board of County Commissioners may take action to: (1)
Confirm the Planning Commission's denial of either or both cases; or (2)
Reverse the Planning Commission's denial of both cases, remand the
Master Plan Amendment back to the Planning Commission for a report

rrollel

O

Zone Amendment Case Number RZA15-006; to
Planning Commission for a report; and to remand

1G0099 AGENDA ITEM 17
Case No. AX15-005
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Kelly Mullin, Planning and Development Division Plannel
hearing was an appeal for Blackstone Estates. The applicant appealed the
Commission's denial of the Master Plan Amendment MPAI5-003 and the
Zone Amendment RZA15-005. She gave a PowerPoint presentation coveri
Plan Amendment request; the changing of the 2sning to medium
(MDS); the summary of the request; the concerrs brought up
Commission hearing, which included ffaffic issues, water and
capacity; the Planning Commission's action to deny, and the

and also se'nd the Regulatory Zone Amendment back to the Planning
Commission with instnrctions; or (3) Reverse the Planning Commission's
denial of both cases, remand the Master Plan Amendment back to the
Planning Commission for a report, approve the Regulatory Zone
Amendment subject to ultimate approval of the associated Master Plan
Amendment, and authorize the Chair to sign the attached resolution.
Community Services. (Commission District 4.)

suburban
Planning

and school

the

regarding
the appeal.

In response to Commrssroner the applicant's,
Blackstone Estates, representative to provide Mike Railey,
Rubicon Design Group, stated the request was use request. He displayed a
map, which was placed on file with the Clerlq the property was located within
the suburban character management area i the Spanish Springs Area Plan. He
noted the area plan specifically called for,6g\i densities up to three units per acre.
He mentioned Blackstone Estates the parameters of the area plan with
their request. He also mentiogn( a\

com m ercial 2snin g would gendfoqg'lG
grl"g sfoange from the current industrial and
traffic. He stated if the Board were to review thecommerclar zontr,lg woulo geo€$ry,{eff ramc. fle srarco 1I rne soaro were ro revlew rne

MDS designation and the surrouh$i{ designations, they would see they had the highest\/"
compatibility. He said ng(Q sidgle reviewing agency, which reviewed Blackstone

ion for denial. He added the Planning
Commission had water, which was part of the reason they said they could

; at the Planning Commission Meeting, a representative
from the T Water Authority anticipated no impacts to existing wells. He
added was committed to and planned to deed restrict the front yards in
the nei to have xeriscaping, which would be installed by the developer. He
also they had given written commituents to the surrounding neighbors to

space buffer and to feather the densities.

Commissioner Hartung asked staff how the County would deal with the
parks in the area.

Bill Whitney, Planning and Development Division Director, said the
County would have to look at future growth and also look at the Park District Master Plan
to see if it required updating. He stated he did not have an answer. He noted the Parks and
Open Space staff felt there were an adequate number of parks in the larger vicinity of
Spanish Springs.

for
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Commissioner Hartung discussed the possibilrty of converting detention
and retention facilities into a dual-use facility where there could be a park that was
allowed to flood. As the water drained out and with a little clean up, the land would
become a park again.

Mr. Whitney indicated it was a possibility. He said there was a park in Sun
Valley that was like that and it was very popular.

ln response to Commissioner Hartung's mention of the
improve,me,nts, Dwalm.e Smith, Engineering and Capital Projects Di
improveme,nts were looked at and conditioned as part of the improvement
final map. He added any of the required upgrades would be
project if and when that came before them.

On the call for public comment, Dan s property was
situated against the development. He noted he was in favor and that
the developer had worked with him as far as providi He expressed his
concem over the lack of noticing of the hearing. He bad time for a meeting
as most people were at work. He mentioned the on the Donovan property
where land was grven up for open space and a minimum of a full one-third
acre. He hoped the standard would be mai

Commisisner Harnrng revenie the Planning Commission's
decision to deny Master Plan ise Number MPA15-003 and Regulatory
Zone Amendment Case ; to remand MPAI5-003 back to the
Planning Commission for a approve RZAI5-005, subject to final approval of
the master plan request; and to rize the Chair to sign the resolution attached as

Exhibit E. This action is
testimony at the public this Board's interpretation of the relevant findings.
Commi55i6161 the motion

asked Commissioner Hartung to consider making the same

for Agenda Item 16, which were almost identical projects, to make
ion's job a little easier. He noted on Agenda Item 16, the motion

ihe Master Plan Amendment and the Regulatory Zone Amendment back

the
ffig Commission; whereas, on this agenda item, the motion was to send back
Plan Amendment but to approve the Regulatory Zone Amendment.

Paul Lipparelli, Legal Counsel, stated each agenda item had two parts, the
Master Plan Amendment and the Regulatory Zone Amendment. He explained the
differences in the motions and he noted Mr. Whitney pointed out the motions were
inconsistent.

Commissioner Berkbigler stated she was withdrawing her seconding of
the motion mless it was the exact same motion as made for Agenda Itsm 16.

the

br the
actual

motion as
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Commissioner Hartung moved to reverse the Planning Commission's
decision to deny Master Plan Amendment Case Number MPA15-003 and Regulatory
Zone Amendme,nt Case Number RZA15-005; to remand MPAI5-003 back to the
Planning Commi5sisn for a report; and to rerrand RZAI5-005 back to the Planning
Commission. This action is based on this Board's review of the written materials and oral
testimony at the public hearing, and this Board's interpretation of the relevant finding.
Commissioner Berkbigler seconded the motion which duly carried.

Mr. Lipparelli added the zone change could not be implemented the
Master Plan was approved by the Board and by the Regional Planning
There was no real advantage or disadvantage to the applicant the
interested persoffl to try and send the 2sning change forward without the
said by sending them both back, it gave the plnnning Commission a ty to
review the Board's direction.

1G0100 AGEi\DA ITEM 18 Possible Closed
discussing labor negotiations with Was
Fire Protection District and/or Sierra
288.220.

tion

the purpose of
ruckee Meadows
Distict per NRS

lGOlOl AGENDA ITEM 19 ent.

Daniel Gray eryrgqs(K*Iis concern about the non-existent shelter
regulations and the overreach(.9ffi)hE County upon animal establishments. He said
there were no regulations regarditqE/ie importation of animals from outside the State or
the County by shelters aryl6escud facilities. He stated the shelters and rescue facilities
posed a safety hazardbrlWffiganimals into the County.

" eNW-
4q{d(D"fy spoke about her concerns regarding the tethering of dogs in

a retail ana samiq\B
arri/

1G0102 _(AXanNtO^q. lfrcVf ZO Announcements/Reports.

<) OEIung asked staff to provide her with data regarding a concem with
thelQqtible danger posed at the intersection of lst Avenue and Sun Valley Boulevard.
She a#ed the County Manager to look into whether District 3 had a representative on the

Planning Commission.

,N( ,f

or
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12:31p.m. There being no further business to discuss, the meeting was adjourned
without objection.

KITTY IC JUNG, Chair
Washoe County Commission

ATTEST: 
%\w

"#{\l
Clerk of the Board of County Commissioners C\)r'
Minutes Prepared by: ffiY
Michael Siva, DeWty County Cterk 
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