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THROUGH: Bob Webb, Planning Manager, Planning and Development
Community Services Department, 328-3623, bwebb@washoecounty.us

SUBJECT: Master Plan Amendment Case No. WMPA17-0002 and Regulatory Zone
Amendment Case No. WRZA17-0001 (Lemmon Valley Properties) - For
possible action, hearing, and discussion to affirm the findings of the
Planning Commission and:

(1) To adopt an amendment to the Washoe County Master Plan, North
Valleys Area Plan Master Plan Map that reconfigures the location of Rural
(R) and Suburban Residential (SR) Master Plan Categories on six parcels
to conform more closely to the topography of the area. If approved, the
amendment would change +25.3 acres of the property currently designated
Rural to Suburban Residential and would change +25.3 acres of the
property currently designated Suburban Residential to Rural. The overall
amount of acreage on the property designated Rural will remain the same
at +£139.816 acres and the amount of acreage designated Suburban
Residential will also remain the same at +68.797 acres, after a’
determination of conformance with the Truckee Meadows Regional Plan
by the Truckee Meadows Regional Planning Commission; and;

(2) Subject to final approval of the associated Master Plan change, to
adopt an amendment to the North Valleys Regulatory Zone Map that
reconfigures the location of General Rural (1 dwelling per 40 acres) and
Medium Density Suburban (3 dwellings per acre) regulatory zones on six
parcels to conform more closely to the topography of the area. If
approved, the amendment would change +25.3 acres of the property
currently zoned General Rural to Medium Density Suburban and would
change +25.3 acres of the property currently zoned Medium Density
Suburban to General Rural. However, the overall amount of acreage on
the property zoned General Rural will remain the same at +£139.816 acres
and the amount of acreage zoned Medium Den51ty Suburban will also
remain the same at +68.797 acres.

JDS, LLC is the applicant and one of the property owners. The additional
- property owners are Juan and Linda Arevalo, The subject parcels (APNs:
080-730-18, 080-730-19, 080-730-21, 080-635-01, 080-635-02 and 552-
210-07) total & 208.615 acres in size and are located at 1200 Estates Road,
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adjacent to, and south of, the intersection of Lemmon Drive and Deodar
Way, extending south to Bernoulli Street, in the Lemmon Valley area.
They are situated within the North Valleys Area Plan and North Valleys
Citizen Advisory Board boundaries and within portions of Section 3,
T20N, R19E and Sections 34 and 35, T21N, R19E MDM. (Commission
District 5.)

SUMMARY

This is a request to reconfigure the location of Rural (R) and Suburban Residential (SR)
Master Plan Categories on six parcels to conform more closely to the topography of the
area. This is also a request to amend the corresponding General Rural (GR, 1 dwelling
per 40 acres) and Medium Density Suburban (MDS, 3 dwellings per acre) regulatory
zones.

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

PREVIOUS ACTION

On March 7,°2017, the Washoe County Planning Commission held a public hearing to
review the proposed requests. On a motion made by Commissioner Chesney and
seconded by Commissioner Donshick, the Planning Commission adopted the proposed
Master Plan Amendment and recommended approval of the Regulatory Zone
Amendment. The Planning Commission further recommended that the County
Commission adopt both amendments. Both votes carried unanimously with the four
commissioners present (Chesney, Donschick, Horan and Chvilicek).

BACKGROUND

The subject parcels have split Master Plan categories of Rural (R) and Suburban
Residential (SR). The regulatory zones correspond exactly with the Master Plan
categories and include General Rural (GR) and Medium Density Suburban (MDS). The
current regulatory zones allow a total of 207 new dwelling units to be constructed on the
six parcels. The applicant has requested that the configuration of the Master Plan
categories and regulatory zones be reconfigured. The proposed regulatory zone
amendment would not increase the allowable total number of new dwelling units on the
six parcels, but rather the residential density would remain constant at 207 dwellings. The
reason for the reconfiguration is to move the Master Plan categories and regulatory zones
from areas with slopes greater than 15% to areas of slopes of 15% or less.

It is important to note that the reconfiguration proposed for the Master Plan categories
and regulatory zones will not result in any additional impacts that were not previously
considered with the adoption of the current Master Plan categories and regulatory zones,
as no additional dwelling units are proposed with the reconfiguration.

Further details about the proposal are provided in the staff report to the Planning
Commission (Attachment D). The Planning Commission made all relevant findings in
accordance with Washoe County Code Sections 110.820.15 and 110.821.15.
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The findings made by the Planning Commission for the Master Plan Amendment include:

L.

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

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;

Response to Changed 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;

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

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.

Traffic Analysis. A traffic analysis has been conducted that clearly identifies the
impact to the adopted level of service within the North Valleys planning area and
the improvements likely to be required to maintain/achieve the adopted level of
service.

Existing Development. There is no existing development in the North Valleys
planning area, which is subject to the conditions of a special use permit that will
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.

The findings made by the Planning Commission for the Regulatory Zone Amendment
“include:

1.

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

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.

Response to Change Conditions; more desirable use. The proposed amendment

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

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

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

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

Further justification for the findings can be found in the Planning Commission staff
report (Attachment C) and draft minutes of the Planning Commission hearing
(Attachment E).

FISCAL IMPACT

No fiscal impact.

RECOMMENDATION

It is recommended that the Board of County Commissioners:

(1) Adopt Master Plan Amendment Case Number WMPA17-002 to the Washoe County
Master Plan, North Valleys Area Plan that reconfigures the location of Rural (R) and
Suburban Residential (SR) Master Plan Categories on six parcels to conform more
closely to the topography of the area and change +25.3 acres of the property currently
designated Rural to Suburban Residential and change #25.3 acres of the property
currently designated Suburban Residential to Rural. The overall amount of acreage on
the property of acreage designated Rural will remain the same at £139.816 acres and the
amount of acreage designated Suburban Residential will also remain the same at +68.797
acres; and affirm the findings of the Planning Commission including:

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

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

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

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

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

6. Traffic Analysis. A traffic analysis has been conducted that clearly identifies the
impact to the adopted level of service within the North Valleys planning area and
the improvements likely to be required to maintain/achieve the adopted level of
service.

7. Existing Development. There is no existing development in the North Valleys
planning area, which is subject to the conditions of a special use permit that will
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.

(2) Subject to final approval of the associated Master Plan change, after a determination
of conformance with the Truckee Meadows Regional Plan by the Truckee Meadows
Regional Planning Commission, to adopt Regulatory Zone Amendment Case Number
WRZA17-0001 to the North Valleys Area Plan Regulatory Zone Map, to reconfigure the
location of General Rural (1 dwelling per 40 acres) and Medium Density Suburban (3
dwellings per acre) regulatory zones on six parcels to conform more closely to the
topography of the area. The amendment will change +25.3 acres of the property currently
zoned General Rural to Medium Density Suburban and would change +£25.3 acres of the
property currently zoned Medium Density Suburban to General Rural. The overall
amount of acreage on the property zoned General Rural will remain the same at +£139.816
acres and the amount of acreage zoned Medium Density Suburban will also remain the
same at £68.797 acres; and affirm the findings of the Planning Commission including:

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

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

3. Response to Change Conditions; more desirable use. The proposed amendment
responds to changed conditions or further studies that have occurred since the
plan was adopted by the Board of County Commissioners, and the requested
amendment represents a more desirable utilization of land.
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4. Availability of Facilities. There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommodate the uses and densities
permitted by the proposed amendment.

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

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

(3) Authorize the Chair to sign the two resolutions to adopt the amendments to the North
Valleys Master Plan Map and Regulatory Zone Map, after a determination of
conformance with the Truckee Meadows Regional Plan by the Truckee Meadows
Regional Planning Commission.

POSSIBLE MOTION

Should the Board agree with staff’s recommendation, a possible motion would be:
“I move to:

(1) Adopt Master Plan Amendment Case Number WMPA17-002 to the Washoe County
Master Plan, North Valleys Area Plan that reconfigures the location of Rural (R) and
Suburban Residential (SR) Master Plan Categories on six parcels to conform more
closely to the topography of the area and change +25.3 acres of the property currently
designated Rural to Suburban Residential and change +25.3 acres of the property
currently designated Suburban Residential to Rural. The overall amount of acreage on
the property of acreage designated Rural will remain the same at +139.816 acres and the
amount of acreage designated Suburban Residential will also remain the same at +68.797
acres; and affirm the findings of the Planning Commission including:

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

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

3. Response to Changed 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;
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4. Availability of Facilities. There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommodate the uses and densities
permitted by the proposed Master Plan designation; and

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

6. Traffic Analysis. A traffic analysis has been conducted that clearly identifies the
impact to the adopted level of service within the North Valleys planning area and
the improvements likely to be required to maintain/achieve the adopted level of
service.

7. Existing Development. There is no existing development in the North Valleys
planning area, which is subject to the conditions of a special use permit that will
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.

(2) Subject to final approval of the associated Master Plan change, after a determination
of conformance with the Truckee Meadows Regional Plan by the Truckee Meadows
Regional Planning Commission, to adopt Regulatory Zone Amendment Case Number
WRZA17-0001 to the North Valleys Area Plan Regulatory Zone Map, to reconfigure the
location of General Rural (1 dwelling per 40 acres) and Medium Density Suburban (3
dwellings per acre) regulatory zones on six parcels to conform more closely to the
topography of the area. The amendment will change +£25.3 acres of the property currently
zoned General Rural to Medium Density Suburban and would change +25.3 acres of the
property currently zoned Medium Density Suburban to General Rural. The overall
amount of acreage on the property zoned General Rural will remain the same at +£139.816
acres and the amount of acreage zoned Medium Density Suburban will also remain the
same at £68.797 acres; and affirm the findings of the Planning Commission including:

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

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

3. Response to Change Conditions; more desirable use. The proposed amendment
responds to changed conditions or further studies that have occurred since the
plan was adopted by the Board of County Commissioners, and the requested
amendment represents a more desirable utilization of land.
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Availability of Facilities. There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommodate the uses and densities
permitted by the proposed amendment.

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

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.

(3) Authorize the Chair to sign the two resolutions to adopt the amendments to the North
Valleys Master Plan Map and Regulatory Zone Map, after a determination of
conformance with the Truckee Meadows Regional Plan by the Truckee Meadows
Regional Planning Commission.”

Attachments:

moUQwp

XC:

Master Plan Amendment Resolution

Regulatory Zone Amendment Resolution

Planning Commission Staff Report and original attachments, dated March 7, 2017
Planning Commission Resolutions (signed)

Planning Commission Draft Minutes for March 7, 2017 meeting

Applicant: - JDS, LLC. Attn.: Derek Larson, 7500 Rough Rock Road, Reno, NV

89502

Property Owner: Juan and Linda Arevalo, 6012 Valley Flower Street, North Las Vegas,

NV 89081

Consultant: Manhard Consulting, Attn: Chris Baker, 9850 Double R Boulevard,

Suite 101, Reno, NV 89521



Attachment A

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

Reno, Nevada 89520
(775) 328-2005

RESOLUTION
ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN, NORTH
VALLEYS MASTER PLAN MAP (WMPA17-0002)

WHEREAS, JDS, LLC and Juan and Linda Arevalo applied to the Washoe County Planning
Commission to reconfigure the location of Rural and Suburban Residential Master Plan
Categories on six parcels of land (APNs: 080-730-18, 080-730-19, 080-730-21, 080-635-01, 080-
635-02 and 552-210-07) to conform more closely to the topography of the area, and change +25.3
acres of the property currently designated Rural to Suburban Residential and would change £25.3
acres of the property currently designated Suburban Residential to Rural.;

WHEREAS, On March 7, 2017, the Washoe County Planning Commission held a public hearing
on the proposal, adopted Master Plan Amendment Case No. WMPA17-0002 by Resolution
Number 17-01, and recommended that the Board of County Commissioners also adopt the
proposed amendment; :

WHEREAS, upon holding a subsequent public hearing on January 24, 2017, this Board voted
to adopt the proposed amendment, having affirmed the following findings made by the
Planning Commission in accordance with Washoe County Code Section 110.820.15:

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

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

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

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

5. Desired Pattern of Growth. The proposed amendment will promote the desired pattern
for the orderly physical growth of the County and guides development of the County
based on the projected population growth with the least amount of natural resource.
And;

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,
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That this Board of County Commissioners does hereby ADOPT the amendment to the North
Valleys Master Plan Map (Case No. WMPA17-0002), as set forth in Exhibit A-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 25th day of April 2017, to be effective only as stated above.

WASHOE COUNTY COMMISSION

Chair
ATTEST:

Nancy Parent, County Clerk
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Attachment B

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

Reno, Nevada 89520
(775) 328-2005

RESOLUTION
ADOPTING AN AMENDMENT TO THE NORTH VALLEYS
REGULATORY ZONE MAP (WRZA17-0001)

WHEREAS, JDS, LLC and Juan and Linda Arevalo applied to the Washoe County Planning
Commission to amend the regulatory zone on six parcels of land (APNs: 080-730-18, 080-730-19,
080-730-21, 080-635-01, 080-635-02 and 552-210-07) to reconfigure the location of General
Rural (1 dwelling per 40 acres) and Medium Density Suburban (3 dwellings per acre) regulatory
zones to conform more closely to the topography of the area. The amendment would change
+25.3 acres of the property currently zoned General Rural to Medium Density Suburban and
would change +25.3 acres of the property currently zoned Medium Density Suburban to General
Rural;

WHEREAS, On March 7, 2017, the Washoe County Planning Commission held a public hearing
on the proposal and recommended adoption of Regulatory Zone Amendment Case No. WRZA17-
0001 by adopting Resolution Number 17-02;

WHEREAS, Upon holding a subsequent public hearing on April 25, 2017, this Board voted
to adopt the proposed amendment, having affirmed the following findings as made by
the Planning Commission, pursuant to Washoe County Code Section 110.821.35:

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

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

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

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

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 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. And;

WHEREAS, This action will become effective after the adoption of Master Plan Amendment
Case No. WMPA17-0002 by the Board of County Commissioners and a subsequent favorable
conformance review of that amendment with the Truckee Meadows Regional Plan;
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NOW THEREFORE BE IT RESOLVED,

That this Board of County Commissioners does hereby ADOPT the amendment to the North
Valleys Regulatory Zone Map (Case No. WRZA17-0001), as set forth in Exhibit B-1 attached
hereto, to become effective if and when the County has received a final determination that Master
Plan Amendment Case No. WMPA17-0002 conforms to the Truckee Meadows Regional Plan.

ADOPTED this 25th day of April 2017, to be effective only as stated above.

WASHOE COUNTY COMMISSION

Chair
ATTEST:

Nancy Parent, County Clerk



Attachment B-1

WARM SPRINGS
PLANNING AREA

THTTTTHIS

COLD SPRINGS
PLANNING AREA

WARM SPRINGS
NNING AREA

« +» « = Specific Plan Boundary

[ =+==: Planning Area Boundary

Area Where Cities of Reno/Sparks
Have Exerted Planning Jurisdiction

City of Reno

NORTH VALLEYS

REGULATORY ZONE MAP

vV DENSITY RURAL

RURAL

HIGH DENSITY RURAL

LOW DENSITY SUBURBAN

LOW DENSITY SUBURBAN 2

MEDIUM DENSITY SUBURBAN

MEDIUM DENSITY SUBURBAN 4

Piannng and Development

. HIGH DENSITY SUBURBAN

LOW DENSITY URBAN

MEDIUM DENSITY URBAN

HIGH DENSITY URBAN

GENERAL COMMERCIAL

NEIGHBORHOOD COMMERCIAL/
OFFICE

TOURIST COMMERCIAL

INDUSTRIAL

PUBLIC AND SEMI-PUBLIC
FACILITIES

PARKS AND RECREATION

OPEN SPACE

GENERAL RURAL

GENERAL RURAL AGRICULTURAL

DRY LAKE/
WATER BODY

Community Services
Department

WASHOE COUNTY
NEVADA

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




Attachment C

Planning Commission Staff Report
Meeting Date: March 7, 2017

Subject: Master Plan Amendment Case Number WMPA17-0002 and
Regulatory Zone Amendment Case Number WRZA17-0001

Applicant(s): JDS, LLC

Agenda item Numbers: 9B

Summary: An amendment to the North Valleys Master Plan Map and
Regulatory Zone Map to reconfigure Master Plan Categories and
Regulatory Zones to conform more closely to the topography of
the area.

Recommendation: Adopt Master Plan Amendment Case Number WMPA17-0002,
recommend adoption of Regulatory Zone Amendment Case
Number WRZA17-0001, and authorize the Chair to sign the
attached resolutions.

Prepared by: Roger Pelham, MPA, Senior Planner
Washoe County Community Services Department
Planning and Development Division

Phone: 775.328.3622
E-Mail: rpelham@washoecounty.us
Description

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment
Case Number WRZA17-0001 (Lemmon Valley Properties) — Hearing, discussion, and
possible action to approve:

1) An amendment to the North Valleys Area Plan Master Plan Map that reconfigures the
location of Rural (R) and Suburban Residential (SR) Master Plan Categories on six
parcels to conform more closely to the topography of the area. If approved, the
amendment would change +25.3 acres of the property currently designated Rural to
Suburban Residential and would change +25.3 acres of the property currently
designated Suburban Residential to Rural. The overall amount of acreage on the
property of acreage designated Rural will remain the same at +139.816 acres and the
amount of acreage designated Suburban Residential will also remain the same at
+68.797 acres; and

2) An amendment to the North Valleys Regulatory Zone Map that reconfigures the location
of General Rural (GR, 1 dwelling per 40 acres) and Medium Density Suburban (MDS, 3

Post Office Box 11130, Reno, NV 89520-0027 — 1001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.6100 - Fax: 775.328.6133
www.washoecounty.us/comdev WMPA17-0002 & WRZA17-0001
LEMMON VALLEY PROPERTIES
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dwellings per acre) regujatory zones on six parcels to conform more closely to the
topography of the area. If approved, the amendment would change +25.3 acres of the
property currently zoned GR to MDS and would change +25.3 acres of the property
currently zoned MDS to GR. However, the overall amount of acreage on the property
zoned General Rural will remain the same at £139.816 acres and the amount of acreage
zoned Medium Density Suburban will also remain the same at +68.797 acres.

o Applicant/Property Owner: JDS, LLC, Attn: Derek Larson, 7500 Rough Rock
Road, Reno, NV 89502

e Property Owner: Juan and Linda Arevalo, 6012 Valley Flower Street,
North Las Vegas, NV 89081

e Location: 1200 Estates Road, adjacent to, and south of, the

intersection of Lemmon Drive and Deodar Way,
extending south to Bernoulli Street, in the Lemmon

Valley area

¢ Assessor's Parcel Numbers: 080-730-18, 080-730-19, 080-730-21, 080-635-01,
080-635-02 and 552-210-07

o Parcel Size: + 208.615 acres total

¢ Master Plan Category: Rural (R) and Suburban Residential (SR)

e Regulatory Zones: General Rural (GR) and Medium Density Suburban
(MDS)

¢ Area Plan: North Valleys

¢ Citizen Advisory Board: North Valleys

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

¢ Commission District: 5 — Commissioner Herman

» Section/Township/Range: Portions of Section 3, T20N, R19E and Sections
34 and 35, T21N, R19E, MDM, Washoe County,
NV

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA17-0001
Page 2 of 25 WMPA17-0002 & WRZA17-0001

LEMMON VALLEY PROPERTIES
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Explanation of a Master Plan Amendment

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

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

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

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

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

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

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

«» Open Space and Natural Resource Management Plan Element. Information, policies
and action programs, and maps providing the necessary framework for the management
of natural resources and open spaces.

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

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA17-0001
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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
provide specific guiding principles for various districts throughout unincorporated Washoe
County.

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

When making a recommendation to the Washoe County Board of County Commission to adopt
a Master Plan amendment, the Planning Commission must make at least three of the findings
as set forth in Washoe County Code (WCC) Section 110.820.15(d). If a military installation is
required to be noticed, then an additional finding of fact pursuant to WCC Section
110.820.15(d)(6) is required. If there are findings relating to Master Plan amendments
contained in the Area Plan in which the subject property is located, then the Planning
Commission must also make all of those findings. A recommendation to adopt the Master Plan
amendment requires a 2/3 vote of the Planning Commission’s membership.

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

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

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

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA17-0001
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Requests to change a regulatory zone affecting a parcel of land or a portion of a parcel are
processed under Article 821, Amendment of Regulatory Zone, of the Washoe County
Development Code. Rezoning or reclassification of a lot or parcel from one Regulatory Zone to
another requires action by both the Planning Commission and the Board of County
Commissioners.

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 WCC 110.821.20. Final
action is taken by the Board of County Commissioners who may adopt, adopt with
modifications, or deny the proposed amendment

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA17-0001
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Background

The subject parcels have split Master Plan categories of Rural (R) and Suburban Residential
(SR). The regulatory zones correspond exactly with the Master Plan categories and include
General Rural (GR) and Medium Density Suburban (MDS). The current regulatory zones allow
a total of 207 new dwelling units to be constructed on the six parcels. The applicant has
requested that the configuration of the Master Plan categories and regulatory zones be
reconfigured. The proposed regulatory zone amendment would not increase the allowable total
number of new dwelling units on the six parcels, but rather the residential density would remain
constant at 207 dwellings. The reason for the reconfiguration is to move the Master Plan
categories and Zoning designations from areas with slopes greater than 15% to areas of slopes
of 15% or less.

It is important to note that the reconfiguration proposed for the Master Plan categories and
regulatory zones will not result in any additional impacts that were not previously considered
with the adoption of the current Master Plan categories and regulatory zones, as no additional
dwelling units are proposed with the reconfiguration.
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ANALYSIS

Evaluation of Master Plan and Regulatory Zone Amendment requires that a number of factors
be considered. Each of those factors, which correspond to required findings of fact for approval
of those amendments are addressed in the following sections.

Current Conditions

The subject site is adjacent to areas that are developed at a similar density to the proposed
density, which is three dwellings to the acre (MDS). The number of dwellings allowed by the
proposed Master Plan and Regulatory Zone Amendments will not increase the total number of
dwelling units on the six parcels that are currently allowed. The topography of the area varies
from relatively flat, being easily developable, to areas with very steep slopes (see the “existing
Slope” map). The request is to “move” the allowable development to the more suitable (those
areas with slopes less than 15%) areas.

Change of Conditions

Subsequent to original adoption of the Master Plan and regulatory zones in this area the
available data regarding slopes and topography has improved. The current request is to “move”
the allowable development to the more suitable (flatter, less than 15% slopes) areas. The
Existing Slope map (following page) clearly shows that the area proposed to be designated for
development (SR/MDS) encompass primarily those areas of slopes of 15% or less, although a
few areas up to 25% are included, it is clear that the primary intent is to allow development on
the more suitable (flatter) areas.

Consistency with Master Plan and Requlatory Zone Map

Both the existing and proposed Master Plan Categories and Regulatory Zones will remain the
same. There is no change to the compatibility with the surrounding area.

Desired Pattem of Growth

The proposed amendment promotes the desired pattern for the orderly physical growth of the
County by allowing development to take place on more suitable (flatter) areas.

Compatible Land Uses

In determining compatibility with surrounding land uses, staff reviewed the Land Use
Compatibility Matrix with the 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 adjacent regulatory zones will remain
unchanged overall, as the Master Plan and zoning are proposed to remain unchanged, but
simply be reconfigured to allow development on the more suitable (flatter) areas.

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA17-0001
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Availability of Facilities

No additional facilities are necessitated to provide adequate transportation, recreation, utility,
and other facilities to accommodate the uses and densities proposed by this amendment, as the
allowable total number of dwelling units is not proposed to increase.

Future development will primarily be served by existing infrastructure, community water and
sewer services will be required at the time of development.

North Valleys Area Plan Assessment

Approval of the proposed change is supported by the North Valleys Area Plan. The following
policy is included in that plan.

NV.2.2 When feasible, given utility access constraints, grading in subdivisions
established after the date of final adoption of this plan will:

a. Minimize disruption to natural topography.

b. Utilize natural contours and slopes.

c. Complement the natural characteristics of the landscape.

d. Preserve existing vegetation and ground coverage to minimize erosion.

e. Minimize cuts and fills.

The changes proposed will help to minimize disruption to the natural topography, by allowing
development on flatter, rather than steeper areas; it will also help to minimize cuts and fills for
development of subdivisions.
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Development Suitability within the North Valleys Area Plan
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The portion of the North Valleys Development Suitability Map, a part of the North Valleys Area
Plan, shown above, indicates the general area of the request in the red oval. Again, it is clear
that the intent of the Master Plan and Regulatory Zone Amendments are to allow development
on the more suitable (flatter) areas and clearly shows that the area proposed to be designated
for development (SR/MDS) encompass primarily those areas shown on the map as “most
suitable”.
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Citizen Advisory Board (CAB) and Neighborhood Meeting

NRS 278.210(2) and Washoe County Code Section 110.820.20 require a neighborhood
meeting for the proposed Master Plan amendments. The North Valleys Citizen Advisory Board
held a meeting on February 13, 2017 at 6PM at the North Valleys Regional Park. Notices to all
affected property owners were sent out prior to that meeting.

The CAB took action to forward all comments made by the public to the Planning Commission
without a recommendation. The minutes of that meeting will be provided to the Planning
Commission prior to the public hearing. Most comments pertained to flooding in the Lemmon
Valley area. General questions regarding impact upon existing residential‘ wells and impact
upon traffic were expressed. A preference that the area be zoned open space was also
expressed.

Public Notice

Notice for Master Plan Amendments must be given in accordance with the provisions of Nevada
Revised Statutes 278.210, as amended.

Notice for Regulatory Zone amendments must be given in accordance with the provisions of
Nevada Revised Statutes 278.260, as amended.

A minimum of 30 property owners within 750 feet of the area to which the proposed
amendments pertain are required to be noticed by mail at least 10 days before the public
hearing date. Notice must also be given in a newspaper of general circulation within Washoe
County at least 10 days before the public hearing date

Notice was provided in a newspaper of general circulation within Washoe County at least 10
days before the public hearing date. A legal ad was placed with the Reno Gazette Journal for
February 24, 2017.

Notice was mailed to the owners of 185 parcels of land within 750 feet of the affected
properties. A map showing the location of those parcels is included on the following page of this
report.

Owners of all real property to be noticed are owners identified on the latest County Assessor's
ownership maps and records. Such notice is complied with when notice is sent to the last known
addresses of such real property owners as identified in the latest County Assessor's records.
Any person who attends the public hearing is considered to be legally noticed unless those
persons can provide evidence that they were not notified according to the provisions of WCC
110.821.20.
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Agency Comments

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

o State of Nevada
o Department of Transportation
o Department of Water Resources
o Department of Wildlife
o Historic Preservation Office
¢ Washoe County
o District Attorney
o Technology Services Department, Geographic Information Systems Division
o Community Services Department, Planning and Development Division
o Community Services Department, Engineering and Capital Projects Division
o Sheriff's Office
¢ Washoe County Health District
o Air Quality Management Division
o Vector-Borne Diseases Program
o Emergency Medical Services
e Washoe County School District
e Truckee Meadows Fire Protection District
¢ Regional Transportation Commission

Comments were received from the following agencies:

e The Regional Transportation Commission (RTC) indicated that, based on the traffic
analysis provided, the “intersections of Lemmon Drive / Patrician drive and Lemon Drive
/ Deodar Drive are shown to meet level of service standards for the 2026 plus project
traffic volumes.”

e The Vector-Borne Diseases Program of the Health District commented that their
department will require conditions related to storm water runoff when development is
proposed.
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Staff Comment on Required Master Plan Amendment Findings

Washoe County Code Section 110.820.15(d) requires the Planning Commission to make at
least three of the six findings of fact to recommend approval of the amendments to the Washoe
County Board of County Commissioners. The following findings are presented for consideration
by the Planning Commission:

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

Staff Comment. The compatibility between the proposed and existing adjacent master plan
categories will remain unchanged overall, as the Master Plan is proposed to remain unchanged,
but simply be reconfigured to allow development on the more suitable (flatter) areas. The
proposed change will help to minimize disruption to the natural topography, by allowing
development on flatter, rather than steeper areas; it will also help to minimize cuts and fills for
development of subdivisions, thus implementing policy NV.2.2 of the North Valleys Area 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.

Staff Comment: The compatibility between the proposed and existing adjacent master plan
categories will remain unchanged overall, as the Master Plan is proposed to remain unchanged,
but simply be reconfigured to allow development on the more suitable (flatter) areas.

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

Staff Comment. Subsequent to approval of the Master Plan and Zoning in this area the
available data regarding slopes and topography has improved. Information available through the
Washoe County Geographic Information System supports this evaluation.

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

Staff Comment. Future development will primarily be served by existing infrastructure,
community water and sewer services will be required at the time of development. Development
is planned to occur adjacent to existing developed areas that include housing at a density of
three dwellings to the acre.

5. Desired Pattern of Growth The proposed amendment will promote the desired pattern for

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

on the projected population growth with the least amount of natural resource impairment
and the efficient expenditure of funds for public services.
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e. If the proposed intensification will result in a drop below the established policy level of
service for transportation (as established by the Regional Transportation Commission
and Washoe County) within the North Valleys planning area, 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, the Washoe County Planning Commission, upon written request from
the Regional Transportation Commission, may waive this finding.

Staff Comment: This is not applicable as the request does not intensify the use of the land.

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

Staff Comment: This is not applicable as th_e- request does not intensify the use of the land.

g. Washoe County will work to ensure that the long range plans of facilities providers for
transportation, water resources, schools and parks reflect the policy growth level
established in Policy 1.2. h. If 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 current capital improvement plan or rezoning plan in place
that would enable the District to absorb the additional enrollment. The Washoe County
Planning Commission, upon request of the Washoe County School Board of Trustees,
may waive this finding.

Staff Comment: This is not applicable as the request does not intensify the use of the land.

h. Any existing development in the North Valleys planning area, the Forest planning area,
or the Northeast Truckee Meadows planning area which is subject to the conditions of a
special use permit will not experience undue hardship in the ability to continue to comply
with the conditions of the special use permit or otherwise to continue operation of its
permitted activities.

Staff Comment: There is no approved special use permit that will 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, if this amendment is approved.

Staff Comment on Required Requlatory Zone Amendment Findings

Washoe County Code Section 110.821.15 of Article 821(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
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Staff Comment: 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 by allowing
development on the more suitable (flatter) areas at a density of three dwellings to the acre.

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

Staff Comment: There is no military installation within the area required to be noticed for this
amendment. This finding is not required to be made.

Recommendations

It is recommended that the Washoe County Planning Commission adopt the resolution
contained at Exhibit A to this staff report to amend the Master Plan as set forth in Master Plan
Amendment Case Number WMPA17-0002. It is further recommended that the Planning
Commission recommend adoption of the Master Plan Amendment to the Washoe County Board
of County Commissioners.

Those agencies which reviewed the application provided commentary in support of approval of
the regulatory zone amendment. Therefore, after a thorough analysis and review, it is
recommended that the Washoe County Planning Commission adopt the resolution contained at
Exhibit B to this staff report recommending the proposed Regulatory Zone Amendment for
adoption to the Board of County Commissioners.

The following motions are provided for your consideration:

Master Plan Amendment Recommended Motion

| 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
adopt the resolution contained at Exhibit A to this staff report to amend the Master Plan as set
forth in Master Plan Amendment Case Number WMPA17-0002 having made the following four
findings in accordance with Washoe County Code Section 110.820.15(d) and two further
findings required by the North Valleys Area Plan at Policy NV.20.3 (included as number 6 and 7,
below).

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

2. Compatible Land uses. The proposed amendment will provide for land uses compatible
with (existing or planned) adjacent land uses, and will not adversely impact the public
health, safety or welfare;
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3. Response to Change Conditions; more desirable use. The proposed amendment
responds to changed conditions or further studies that have occurred since the plan was
adopted by the Board of County Commissioners, and the requested amendment
represents a more desirable utilization of land.

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

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

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

Appeal Process

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

xc: Applicant: JDS, LLC, Atin.: Derek Larson, 7500 Rough Rock Road, Reno, NV 89502

Property Owner: Juan and Linda Arevalo, 6012 Valley Flower Street, North Las Vegas, NV
89081

Consultant: Manhard Consulting, Attn: Chris Baker, 9850 Double R Boulevard, Suite

101, Reno, NV 89521
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6. Traffic Analysis. A traffic analysis has been conducted that clearly identifies the
impact to the adopted level of service within the North Valleys planning area and the
improvements likely to be required to maintain/achieve the adopted level of service;
and

7. Existing Development. There is no existing development in the North Valleys
planning area, which is subject to the conditions of a special use permit that will
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;

NOW, THEREFORE, BE IT RESOLVED pursuant to NRS 278.210(3) that (1) the
Washoe County Planning Commission does hereby adopt the proposed master plan
amendment in Master Plan Amendment Case Number WMPA17-0002, comprised of
the maps, descriptive matter and other matter intended to constitute the amendment as
submitted at public hearing noted above and included as Exhibit A; and (2) to the extent
allowed by law, this approval is subject to the conditions adopted by the Planning
Commission at the public hearing noted above.

ADOPTED on March 7, 2017

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

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

Attachment: Exhibit A — North Valleys Master Plan Map

WMPA17-0002 & WRZA17-0001
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WMPA17-0002 Exhibit A
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RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER
WRZA17-0001 AND THE AMENDED NORTH VALLEYS REGULATORY ZONE MAP

Resolution Number 17-02

Whereas, Regulatory Zone Amendment Case Number WRZA17-0001 came before the Washoe
County Planning Commission for a duly noticed public hearing on March 7, 2017; and,

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

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

Whereas, the proposed Regulatory Zone Amendment shall be recommended for adoption
pending adoption of proposed Master Plan Amendment Case Number WMPA17-0002 by the
Washoe County Board of Commissioners and a finding of conformance with the Truckee
Meadows Regional Plan; and,

Whereas, the Washoe County Planning Commission has made the findings, pursuant to NRS
Chapter 278 and WCC110.821.15 (d), necessary to support adoption of this proposed
Regulatory Zone Amendment as follows:

1. Consistency with Master Plan. The proposed amendﬁ’\ent is in substantial compliance with
the policies and action programs of the Master Plan and the Regulatory Zone Map.

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

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

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

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.

WMPA17-0002 & WRZA17-0001
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7. Effect on_a Military Installation. 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 WRZA17-0001 and
the amended North Valleys Regulatory Zone Map as included as Exhibit A to this Resolution to
the Washoe County Board of Commissioners.

ADOPTED on March 7, 2017.

WASHOE COUNTY PLANNING COMMISSION

ATTEST:

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

Attachment: Exhibit A — North Valleys Regulatory Zone Map
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Exhibit C

Prepared By:
-

JDS LLC h!gnﬁard.

HWETINC

Prepared For:

7500 Rough Rock Drive Reng,NV. 89502 9850 Doubie R Bivd, Ste 101, Reno, NV 89521

st
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- Manheard

Sy TIMCG

January 17, 2017

Mr. Bill Whitney

Planning and Development Division Director
PO Box 11130

Reno, NV 89520-0027

Re:

Lemmon Valley Properties; Master Plan Amendment and Regulatory Zone Amendment
Application

Dear Mr. Whitney,

On behalf of JDS LLC, Manhard Consulting appreciates your consideration of the enclosed
applications for a Master Plan Amendment and Regulatory Zoning Amendment. The project is
located in Lemmon Valley (APNs 080-730-18, 080-730-19, 080-730-21, 080-635-01, 080-635-02, and
552-210-07) and is within the North Valleys Area Plan, Lemmon Valley Suburban Character
Management Area. The parcels have Master Plan designations of Suburban Residential (SR) and
Rural (R) and are zoned a mix of Medium Density Suburban (MDS) and General Rural (GR).

This application packet includes the following:

[

Application Fees

Property Owner affidavits

Proof of Property Tax Payments

Title Report

MPA Application Form

RZA Application Form

Application Map (Proposed Master Plan and Zoning Maps)

Application attachments (Existing Master Plan and Zoning Maps, Slope Map)
Traffic Impact Report

Compliance with North Valleys Area Plan

Existing Conditions

The parcels have a mix of Master Plan designations SR and R and are zoned a mix of MDS and GR.
The Washoe County Development Code, Development Standards permits 3 units per acre in the
MDS zoning designation and 1 unit per 40 acres in the GR zoning Designation. The parcels are

WMPA17-0002 & WRZA17-0001
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currently undeveloped. Existing Zoning and Master Plan designations, permitted density, and
permitted units are detailed in following table:

Total
APN Acreage*
080-730-18 65.869
080-730-19 41.05
080-730-21 43,211
080-635-01 13.59
080-635-02 1.89
552-210-07 43.005
208.615

Surrounding Area

SR/MDS
Master Split
Plan Zoning Acreage
SR MDS 9.88
R GR
R GR
SR MDS 432
R GR
SR MDS 13.59
SR MDS 1.89
SR MDS 43.005
TOTAL SPLIT 68.797
ACREAGE

R/GR
Split Density/ Permitted
Acreage Intensity Units
3 du/ac 29.64
55.988 1duf40ac 1
41.05 1du/40ac 1
3 du/fac 1.29
42778 1duf40ac 1
3 du/ac 40.77 -
3 du/ac 5.67
3 du/ac 129
139.816

TOTAL PERMITTED UNITS 209

* Total Acreage provided by Washoe County GIS Quick Map and is assumed to be correct.

The Lemmon Valley neighborhood surrounding the project site is characterized by a mix of land
uses, including developed single family residential, open space, and undeveloped land zoned for
single family residential use.

Direction Master Plan
Suburban Residential

North

South

East

West

Open Space
Rural

Rural

Suburban Residential

Zoning

SF15 (City of Reno)/
Medium Density Suburban
(Washoe County)

N/A

General Rural

General Rural

Medium Density Suburban

Current Land Use
Vacant, Single Family
(unimproved)

Open Space (USA)
Vacant, Single family
{(unimproved)

Vacant, single family
(unimproved)

Single Family Residential

WMPA17-0002 & WRZA17-0001
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Project Request

The MPA and RZA applications include a proposal to alter the split Master Plan designations of SR
and R to an alternate mix of SR/R {with the same total acreage or SR/R) and will alter the split zoning
designations of GR and MDS to an alternate mix of GR/MDS (with the same total acreage of
GR/MDS) to allow for residential development in appropriate areas based on slope of the
+/-208.615 acre project site. The overall density of the project area will not change; the current
zoning designations allow for 207 units to be developed and 207 are proposed to be developed if
the MPA/RZA are approved. As proposed, this MPA/RZA will allow for the 207 housing units to be
distributed in a more logical configuration that accommodates the natural slope of the site and has
less impact to the existing neighborhood.

The attached map shows the proposed mix of SR and R Master Plan designations and MDS and GR
zoning designations. The total acreage of each designation remains unchanged; the existing and
proposed split acres remains 68.797 acres SR/MDS and 139.816 acres R/GR.

Proposed Master Plan and Zoning Designations

Existing  Existing Proposed Proposed
SR/MDS R/GR SR/MDS R/GR

Total Split Split Split Split Density/ Permitted
APN Acreage * Acreage Acreage Acreage Acreage Intensity Units

080-730-18 65.869 9.88 23.99 3 du/ac 29.64

55.988 41.879 1 du/40 ac 1.00

080-730-19 41.05 ' 41.05 3.06 1du/40ac 1.00
‘ 37.99

080-730-21 43.211 432 8.59 3 du/ac 1.29

42.778 34.621 1 du/40 ac 1.00

080-635-01 13.59 13.59 13.59 3 du/ac 40.77

080-635-02 1.89 - 1.89 1.50 3 du/ac 5.67

.39

552-210-07 43.005 43.005 18.067 3 du/ac 129.00

24.938

208.615 68.797  139.816 68.797 139.816

TOTAL PERMITTED UNITS 209
(LESS TWO EXISTING UNITS) = 207

* Total Acreage provided by Washoe County GIS Quick Map and is assumed to be correct.

WMPA17-0002 & WRZA17-0001
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The project is consistent with the goals and policies of the Washoe County Master Plan and North
Valleys Area Plan.

If you have any questions or require any additional information, please contact me at 775-746-3500
ext. 4821 or kdowns@manhard.com.

Sincerely,

b

Karen Downs
Land Planner
Manhard Consulting

WMPA17-0002 & WRZA17-0001
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JDS LLC Lemmon Valley MPA/RZA

COMPLIANCE WITH NORTH VALLEYS AREA PLAN <
~ Manhard

The proposed MPA/RZA complies with the intent of the North Valleys Area Plan, establishing a
land use pattern and site development that will implement and preserve the Lemmon Valley
commu nity character.

The following relevant policies have been reviewed and incorporated into the MPA/RZA"
Applications:

NV.1.1, NV.1.2, NV.1.7, NV.2.1, NV.2.2, NV.2.3, NV.2.4, NV.2.5, NV.2.6, NV.6.1

Per North Valleys Area Plan requirements, the standards established in policies NV.2.1-NV.2.6 and
NV 6.1 will be implemented through tentative map conditions, improvements plans, CC&Rs, or
deed restrictions as appropriate. Washoe County staff shall establish the implementation
measures as conditions of tentative map approval.

NV 7.1 Washoe County’s policy level of service (LOS) for local transportation facilities in the
North Valleys planning area is LOS “C”. All development proposals must demonstrate how the
established level of service on local transportation facilities will be maintained.

A Traffic Study has been prepared for this project. Approval of the MPA and RZA will provide for
an improved circulation pattern (than the currently approved development pattern) because the
units will be more dispersed through the project area and there will be more access points to and
from the development. At the time of Tentative Map submittal, specific implementation
measures will be included to ensure LOS “C” or better at all intersections, pursuant to the

requirernent in NV 7.1.

NV 8.1, NV 8.2,NvV8.3

These requirements will be incorporated into the Tentative Map at the time of submittal,

NV 9.1 Prior to the approval of master plan amendments, tentative maps, or public-initiated
capital improvements in the North Valleys planning area, the Nevada Department of
Conservation and Natural Resources will be contacted and, if the department requires, an
appropriate archaeological investigation will be conducted.

The Washoe County Master Plan Cultural Resources and Sensitive Landscapes Map does not
indicate o high “Cultural Resources Value” of this area. However, contact with the Nevada
Department of Conservation and Natural Resources will be contacted and, if the department
requires, an appropriate archaeological investigation will be conducted.

WMPA17-0002 & WRZA17-0001
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12/30/2016

N
Wazsioe County Traasurar
Tammi Davis

’

Acoount Dawsil

8ack to Search Rzasulls

Parcetl ID
08073018

Currant Owner:
LARSCN, DEREK Vv

7500 ROUGH ROCK DR

RENG, WV 83562

Taxing Distelct
4000

1

Account Detail

Change of Address " Print this Page

Status Last Updata
Active 12/30/2016 2:05:35 AM

S1TUs:
1200 ESTATES RD
WCTY NY

Geao TD:

Legat Dascription

Township 21 Section Lot 50 Blcck kange 19 SubdivisionName _UNSPECIFIED

Tax vex Nt Tan
20156 $615.60
2015 $1,815.92
2014 $1,780.10
2013 $1,783.66
2012 $2,017.04

* AFRTS.  If your real propert, taxes are delinquent, Lhe search results displayed ma. not reflect the
correct amourt owing Please contact our office for the current amournt due

= For your convenience, online payment is avaitable on this site. E-check payments ara accépted without a
fee. However, a service fee does apply for online credit card payments. See Pz.ment Information for

details.

Total FEia
$641.29

51,838.12
$1,780.10
$1,783.6¢
$2,017.04

PEra Ty raEs Interes: Baiance Dus .
$0.00 $0.00 $0.00
$0.00 $0.00 $0.00
$0.00 $0.00 $0.00
$0.00 $0.00 - . 50.00
$0.00 . $0.00 "~ 50.00
itz ' N

\

Mo payment aue for this

FCCOUNIT.

$0.14) |

Please meke checks payable to.
WASHOE COUNTY TREASURER

Mailing Address:

£.0 Box 30039

Reno. NV 89520-3038

Overnight Address:
1001 E. Ninth St . Ste D140
Reno, NV 88512-2845

J . |
The Washoa County Treasurer's Office mekes every effort to produce and publish the mos: cursent and aceurels information possibie. No warranties. expressed or implied. are

providea for the data herein. is use. or its interpretation. If you have any questions, please contact us at (775) 328-2510 of “Bx @wvasnce oot 2

Tnis s'te is bes! viewed using Google Chrcme Intermel Expcres 11, Mozila Firsfex or Safari

WMPA17-0002 & WRZA17-0001

hittps:/inv-washoe-treas urer.manatron.com/Tabs/TaxSearch/AccountDetzil aspx 7p=08072018&a= 105516
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12302006 _ Account Datzil

Washoe County Treasura:
Terari Davis

Account Datail

Back to Search Rasults .Changa of Address Print this Page )
. . Mo payroent Jue for ciis
< grcount
Parcal IO Status tas? Update
08072019 Aciive © 1273072016 2:09:55 AM i
‘ 5 )2 <
Current Owner: . SITUS: b -
LARSOM, DEREK v . 1200 ESTATES RD
WCTY Nv

7560 ROUGH ROCK DR
RENG, NV 85507

Igggﬂg Distaict G=o LDt Please ma.ke checks paysble to:
. WASHOE COUNTY TREASURER
Legal Description , Mailing Address:
Section Lot 49 Block Rangz 19 Township 21 SubdivisionName _UNSPECIFIED ' B B o er0.3039
’ - Ovemight Addres;,
i 1001 E. Ninth St., Ste D140
Reno, NV 89512-2845
Taa 237 Net Tax Ttk By PaeaisiFees e . Padangs Dus
2016 $2,063.78 $2,136.02 s0.00 $0.01 $0.00 -
2015 $408.27 £412.35 $0.00 $0.00 ' $0.00
2014 $408.28 $412.36 $0.00 $0.00 %$0.00
2013 $408.28 $408.28 $0.00 30.00 30.00
. 2012 $547.06 $567.06 <0 00 $0.00 $0.00
g T 34 G

& ALERTS If yaur raal pinperty faces are delinguent, the search results Jisplaved may rol reflect the
correct amount awirg  Pleass contact our office for the current emount due

» For your convenience, online paymeant is available on this site, E-check payments are accented without &
fee, However, a service fez does epply for online credit card payments. See Fa,mex Informaton for
details.

The Washoe County Treasurer's Office makes every effort to produce and publish the mest current and accurate information possible. No warranties. expreseed or implied. are
provided for the cata herein. its use. or its interpretetion. If you have eny questions. please contact us at (775) 328-2310 or 2~ & ~zsnencunty .

This sie is best viewed using Google Chrome intemet Expleier 11. Mczilla Firefox or Saian

WMPA17-0002 & WRZA17-0001
https://nv-washoe-treasurer.manatron.comfI'abs/TaxSearch/AécountDetail.aspx?p=08073019&a=105517 ' EXHIBIT C 1"
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12/30/2016 ' Account Detail

Washos Councy Traasurer
Taromi Davis

Account Detail

Back to Search Rasults Change of Address Prirt this Pag2
N3 payment que for this
account
parcel ID Status Last Update !
08673021 Active 12/30/2016 2:05:35 AM -
N 4 00
Currant Owner: ) sSITUS: ’ - ’ -
AREVALO, JUAN D & LINDA C 505 PALACE DR
WCTY NV

€012 VALLEY FLOWER ST
WORTH LAS VEGAS, v &§30&1

Tai_(mg District Geo CD: : Piease make checks payable to:
4060 ) WASHOE COUNTY TREASURER
-tegal Description . . Mailing Address:
- . PO Box 30038
Range 19 Lot 51 SubdivisionName _UNSPECTFIED Township 21 - Reno. NV 89520-3033
. Ovefnight Address:

| , - 1001 E. Ninth St, Ste D140
. Reno, NV 89512-2843

Tacvems  het T Tital P Penalt; /Fess Inzras Bemirs Dt

20186 $409.09 5423.41 $0.00 ) $0.00 . $0.00

2015 5408.27 . $421.73 $0.00 £0.00 - $0.0C

2015 $408.28 . $447.37 $0.00 $0.00 $0.0C e R i
. oot : ettt . B

2013 $408.28 $424.52 $0.0C $0.00 $0.00 -Payment Inforynation

2012 $557.06 $596.64 $0.00 ’ 50.00 $0.00 SR UREVICIES W ;

oz FIERAY

. . y . .
= ALERTS If your ~2al property ta«<és are gelirquent, the search resulls displa,eg may not ~2flect the
carrect amounrt owing  Please contact our office for the current amount gue

s For your convenlence, online payment is available on this site, E-check payments are accepted without a
f=e. However, a service fee does apply for online credit card payments. See P2 ment Irforranaon for
details,

’

The Washoe County Treasurer's Ofiice makes every =fiort to produce and publish the most current and accurals information p
provided for the data herein, s use. or its intetpretation. [f you have any questions. nlsase contact us at (775) 328-2510 or =

=

e. Nc warraaties, exprassed or mplied, are
ECURE i o TR

This site is best viawed using Google Cweme. Iniemet Explorer 11, Mazdla Firafex ¢ Safan.

WMPA17-0002 & WRZA17-0001
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111612017

‘Weshoe Gounty Traasurar
Tarunl Davis

Parceal ID
' 08663501

Currant Ownar:
Jps L

7500 ROUGH ROCK DR
RENO, NV 89502

Taxing District
4000

Account Detait

Change of Address S

Status
Active

3iTus:
0 E PATRICIAN DR
WASHOE COUNTY NV

Geo Lot

tegal Description

Township 21 Secnon 34 Lot Block Range 19 SubdlvrsnonNane _UNSPECIFIED

/

Tax Yed N=t Tax
2016 $289.56
2015 $288.98
2014 $288.98
2013 $288.98
2012 $385.28
2 ALERTS

T~

Tt Bzc Brgin, Foe Ingarest
$144.78 54,58 $C.00
$288.98 $0.00 $C.00
$288.98 $0.00 , $0.C0
$288.98 $0.00 $0.00
;385.28 $0.00 $£0.00

cor'e-.' 3™0urt swirg Pleas:2 contact our office for the current amourt due

= For your conveniencs, online payment is available on this site. E-cneck payments are accepted without a
© fee. However a servlcr= fee does apply for online credit card payments. See Payrant Inferratior for

details.

Tis £2m rias Paer

5
1w
X}

Last Ubndate !

1/16/2017 2:09:

Salarc: 2

50 AM

1
{

Please maks checks payable lo.
WASHOE COUNTY TREASURER

Mailing Address:
P.O Box 20033 .
Rene, NV 88520-3039

Overnight Address:
1001 £ Ninth St.. Sie D140
Rarc, NV B9512-2845

$159.02

$0.00
$0.00
$0.00
$0.00

I your -eal property taves ane aelmquent the search re=J|f> m<p€a/«=d ™mavy not rsf’crt 42!

The Washoe County Treasurer's Office makes every efiort to produce and pubiisn the most current and accurate miormation

pravided for the data herein. i5 use, or lts i

possile. No varranties, expressed or implisd. are

interpretation. if you have any questions. please contact us at (775) 325-2610 or "ax Ga3srzecourt, 18

This slie 1s best viewed using Soogle Chrome. Invemst Explorer 11 Mozilla Firefox or Safari

WMPA17-0002 & WRZA17-0001
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~  irelorr

Wasiios County Treasurar

Tammi Davis

p

Back to Search Rasults

arcal 1D

08063502

Currzint ODwier:

JOS LLC

7530 ROUGH ROCK DR
REND, NV 89502

Taxing District

4000

Tewnship 21 Saction 34 Lot Block Range 19 SubdivisionName _UNSPECIFIED

Tax rear
2016 .

2015
2014
2013

2012

2 ALERTS  If your r=2ai praperty ta.ss are detinquent, the search res glts tisplayed may et roflect the

Met T
£143.18

$142.89
$142Z 90
$142.90
$198.50

Tot3 P
$71.60

£142.89
$142 .90
$142 80
$230.27

Account Detail

Chznge of Addréss

Status
Active

SITUS:
0 E PATRICIAN DR

Print this Pagz

WASHOE COUNTY NV

Geo C

Legal Description

Faralty ‘Fess
$2.27

$0.00
$0.00
$0.00
%0.00

Tius iter has besn ;'3a|d.

L3St Update

1/16/2017 2:09:50 AM

HEC

$0.00
%0.00
£0.00
50.00
$0.00

correct amourt yxing  Pleass contagt our officg for tne current amoaunt Jue

»  For your convenience, online payment is available on this site. E-check payments are accepted without a
fee. However, a servica fee does apply for online credit card payments. See Pz, e infurravor for
details.

Tooa

—~,

Please make checks payabie to.
WASHOE COUNTY TREASURER

Mailing Address:
P.O. Box 30039
Reno, NV 89520-3039

Overnight Address:
100 { E. Ninth St., Ste D140
Reno NV 89512-2845 :

The Washce County Treasurer s Office makes every effori to produce ang publish the most current and accurats information possible. No warranties. expressed or implied, are
provided for the data herain, s uss. or its interpretation. If you bave any questions. please coniact us at (775) 328-2510 or 'z Zazshoeciunty us

hitns finv-washoe-traasirar m=natron com/TahsTaxSaarch/AcrniintDatail acnx n=0RNARRNIR 2= 1NRART

This site is best viewed using Google Chroms. Intamat Explorer 11, Mozilla Firefox or Satad.

WMPA17-0002 & WRZA17-0001
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11612017 ) Account Detail

‘Mzshoa Caunly Treasurer
Fanniwi Davis

Account Datail

Back to 5zarch R=suits Change of Address Print this Pags : Thi:; yif:er::: has bei-—_n pad
Parcai ID Status Last Updata ’ .
55221007 Active 1/16/2017 2.09:50 AM
Current Ownear SITUS:
LARSOM, DEREK ’ 0 E PATRICIaM DR

. : WASHOE COUNTY NV
5355 KIETZKE LM STE 200

RENQ, NV 89511 - Flease rake checks payable 1o:
WASHOE COUNTY TREASURER

Taxing District Gzo CD: Mailing Address:

4000 . P.O. Box 30039

. . Reno. NV 89523-3039
Legal Description.

Township 21 Section Lot 52 Block Rarge 19 SubdivisionName _UNSPECIFIED T ey D140

Reno, NV 80512-2845

CTas f2xm Nat Tax T Pac BenaltysFees Intzrzs; B=tzrce Cue
2016 $916.39 $0.00 573.32 50.00 $589.71
2015 $914.56 $o1456 . $0.00 $0.60 $0.00
3018 $914.56 $914.86 £0.00 $0.00 $0.00
2013 $914.56 $914.56 $0.00 $0.00 $0.00
2012 $1,105.50 §1,105.52 $0.00 $0.00 50.00
. Toual 3329 7,

3 ALERTS  If your rea! property taces are dehinquent, the search results displayed rnay not reflact the
correct amount swing  Please contact our offica for the current 3mount due

= For your convenience, online payment is available on this site. E-check payments are accepted without a
fee. However, a service fee does apply for onfine credit card payments. See Payment Information for
details.

.
The Washoe County Treasurer's Office makes every efiorf 1o produce and publish the most current and accurale informstior possible. No warranties, expressed or implied, are
provided for the dzia herein its use, or its interpretation, If you have any questions. please contact us at {775) 328-2510 or 3x.5weshee T 201, LS

This site is best viewed using Google Chroms, Intsmat Explorer 11 Mozilla Firatox or Safari,
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| Community Services Devpartmfent

Planning and Development

MASTER PLAN AMENDMENT

APPLICATION

Community Services Department
. Planning and Development

" 1001 E. Ninth St., Bldg. A
- Reno, NV 89520

Telephone: 775.328.3600
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Washoe County Development Application

Your entire application is a public record. If you have a concern about releasing
personal information, please contact Planning and Development staff at 775.328.3600.

Project Information Staff Assigned Case No.:

Trieethane JDS LLC Lemmon Valley Properties MPA/RZA

Project
Description:

Request for a Master Plan Amendment and Regulatory Zone Amendment
to allow for a single family residential subdivision. :

Project Address: 1200 Estates Road, Washoe County, NV 89506

Project Area (acres or square feet): 208.615 acres

Project Location (with point of reference to major cross streets AND area locator):

Lemmon Drive/Deodar Way/Estates Road; Lemmon Valley

Assessor’s Parcel No.(s): Parcel! Acreage:

Assessor's Parcel No.(s}): Parcel Acreage:

see cover letter (6 parcels)

Section(s)/Township/Range:

Case No.(s).

Indicate any previous Washoe County approvals associated with this application:

Applicant Information (attach additional sheets if necessary)

Property Owner: (multiple- 6 parcels)

Professional Consultant:

Name: Derek Larson; JDS LLC; Juan and Linda Arevalo

Name: Manhard Consuiting

Address: 7500 Rough Rock Road, Reno NV

Address: 9850 Double R Boulevard, Suite 101, Reno NV

Zip: 89502 Zip: 89521
Phone: 775-544-5482 Fax; Phone: 775-746-3500 Fax:
Email: dviarson03@gmail.com Email: cbaker@manhard.com
Cell: Other: Cell: Other:

Contact Person: Derek Larson

Contact Person: Chris Baker

Applicant/Developer:

Other Persons to be Contacfed:

Name: Derek Larson; JDS LLC Name:
Address: 7500 Rough Rock Road, Reno NV Address:

- Zip: 89502 A Zip:
Phone: 775-544-5482 Fax: Phone: Fax:
Email; dvlarsonG3@gmail.com Email:
Cell: Other: Cell: Other:
Contact Person: Derek Larson Contact Person:

For Office Use Only

Date Received: Initial: Planning Area:
County Commission District: Master Pian Designation(s): .
CAB(s): Regulatory Zoning(s):

QOctober 2016
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F‘?'oper&y Owner Affidavit

 Apphicant Name: _1 ) v v saT 1

The recsipt Ef this appiication at the ima of submittal doss not guarante; the application compliss with gl
requirsinents of the Washos County Davelopmant Cods, the Washos Goumy Mastar Plan or the
spplicable area pian, the applicabie regulatory zoning, or t hat ihe appiimt;on is dezmed compisie ang

wili be procassed. .

STATE OF NEVADA )
g ; )
COUNTY OF WASHOE )

L \)UH\L—J!H‘*'*F? i | ’

(plzasa print nama)

being duly sworn, depose and say that | am the owner* of the property or propames involved in tnis
application as listed below and that the foregoing statemenis and answers herein contained and the
information herewith submitted are in all respects complets, trus, and comact to the best of my knowledgs
and belief. | understand that no assurance or guarantes can be given by membera of Planning and
Development.

(A separate Affidavit must be provided by each property owner named in the title repost.)

Assessor Parcel Number(s)_> & ._’)— - A l(, - ( G &+ 2622 / 6-0 !/ ‘
e ~—?”" B c:%t-u kR
_ Printed Name_\> £y ¥ 3(. L %’3‘{_& >0 —\
, ‘ ’ . P //— "'\; ( /’
Signad o E e
. -

*

SNl T /'{"7 oA ﬁ off o
Addrass /oA Ao bk M

Subscribed and sworn to before me this

/2 day of 2D y it 2 {Notary Stamp)
A JEELAt A dn rr P
/ ‘;/;”//,.,77/ J 4B - D.M.ROGERS
- Ly LEox F) Motary Pubic Stzte of Mavada
Notary Public in and for sald county and state - No. 13-19518-2
G 12501 B e, 30 2017
My commission expires: e T T Ty =3

*Owner refers to the following: (Please mark appropriate box.)

O Owner :
Corporate Officsr/Parinsr (Prmnde copy of record documsnt lndlcaﬂng authority to sign.)
Power of Attorney (Provids copy of Power of Attormey.)
Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)
Property Agent (Provide copy of record document indicating authority to sign.)
Letter from Government Agency with Stewardship

O 00 oOoago

October 2016
WMPA17-0002 & WRZA17-0001
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\ Property Owner Affidavit

Applicant Name: __|_ ‘f\) 5 LLC

The racsipt of this application at the time of submittsl doss not guaraniss ths apolication complies with all
requiremenis of the Washoa Counly Dsvelopmant Code, the Washos County Master Plan or the
appliczble area plan. the applicable reguiatary zoning, of i har the appiication is deemed complsie and

will be procassad.

- STATE OF NEVADA )
' )
COUNTY OF WASHOE )

Vel Lo Sey A
(please print name}

baing duly sworn, deposa and say that | am the owner* of the prope rty or properties involved in this
application as listed below and that the foregoing statements and answers herein contained and the
information herawith submitted are in all respects complete, true, and correct to the best of my knowledge
and belief. | understand that no assurance or guarantee can be given by members of .Planning and

Development.
(A separats Affidavit must be provided by each property owner named in the title report.)

Assassor Parcel Number{(s): O<AC°‘ (/x 2) <.»_' (J\') 5 “}"’ (,? GJU & % 6, C ;zL
Prinied Name ,3 Q % L¢"~£././*~

/’“7 / . .
e v—-""“/ X
- Sighed:7 i;’/,/ y m—

o4

—ce

W ) /\> ! ( ’r"
adaress_150C hvouh ,’/;LZ.L *)}

Mol A s gsT )N

Subscribed and swom o berore me tﬂb
~>" day of / i e (Notary Stamp)

NML&A&M&JM% LA!&-_—"
; D. M. ROGzRs

%) Moiary Public Siate of Mavada
; No. 13-11579-2

My 2ozt Exp. Aug. 30, 2017

USRI TR e Caat-ors

_ //){/;)7/:‘ 1/7 2:66-"
Notary Public In and for sald county and state

¢ V.
> /,;f . / J
poi

PN

My commission expires:_

*Cwner refers to the following: (Please mark appropriate box.)

Q Owner o
Corporate Cfiicer/Pariner (Provide copy of record document indicating authority to sign.)
Power of Attorney (Provide capy of Power of Attornay.) :
Owner Agent (Provide notarized letter from property owner giving legal authority to agent.)
Property Agent {(Provide copy of record document indicating authority to sign. )
Letier from Government Agency with Stewardahm

Qoo

Dog

Qctober 2018
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' Property Owner Affidavit
Ap"éiicant" Nariie: ; Si LONM ﬂfre Wb\ () .

The receipt of this application at the time of submittal does not guarantee the apiplication complies with all
feduirefents of the Washos Counly Develepment Code, the Washoe. County Mastér Plan or the
applicdhile drea plan, the applicable regulatory zoning, or t hat the application Is deémied complefe and
will b processed. )

§

STATEOFNEVADA

CTume AieVilo

{please print name) / ,
being duly swom, depose ‘and say that | am the owner* df the properly or properties involved in fhis

- (!

application as fisted below and that the foregoing stateimehts and rswers hereln ‘contdined and the

informalion herewith submitted are In all respacts omplets, trus, and correct to the best of my knowledge
and Bellef, ‘| understand that no assurance: or guarantée can be given by miermbers of Planning and
Devélopmant. _ ' S v

(A separdle Affidavit must bs provided by each property owner named in the title report.)

Aésass_anayc_el Number(s); @% D/{ -Z\ 0 9‘ I - - , S
Pﬁnted Name -:)UA-V\ A,V &\/)‘E‘Ul O

Signed

Admg_gz_z_@ﬁ%i@rﬁ |

M- Las Vé?pj N 8708

FALDE - S,

*Owner refers to the following: (Please mark appropriate box.)
¥ Ouiner S
8 Corporate Officer/Partnar (prvide copy of record document indicating authority to sign,)
0 Power of Attomey (Provide copy of Power of Aftorney.)
& Owner Agent (Provide notarizéd Ietlerfrom property oivhergiving legal autﬁgﬁty o agent.)
D Property Agent (Provide copy of record document Indicaling authoriy to sign.)
i} Lettar fram‘Govamment Agency with Stewardship

Qeiobar 2018

Spbscribed and_swom {o before me ~
_ ,__ﬂé_dayaf : ZQL& {Notary Stamp) '
' i S
Notary Public in and for sald county and state e L TTIANNABOSSIE | ?%"i;‘
N = A8 3\ Notary Public-Stato ot Nevada] 2™
My'cbmmi's?»iﬁueipireﬂw Hots % APPT.NO. 15-2318-1 yERS
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| , Property Owner Affidavit
Applicant Nane: L; h&m W@lfﬁu\ﬂ _ o -

The reteipt of this spplication at the time of submiftal does not guarantes the application complias with all
requirefhents of the Washes County Development Code, the Wastioe County Master Plan or the
applicable ared plan, the applicable regulatory zonlng, of ¢ hat the application is deemed complete and
will b processéd, ' )

i

T

STATE OF NEVADA

)
coumwow%é%{ ' \
I Lo | Qﬂ/lf/i\ 0

(please print name)
‘being duly swom, depose and say that I g the owner* of the propery or proparfies Involved i this
application ag listed below and that the foregoing statements and answers herein contalned and the.
information herswith submitted are in al) fespects-complels, frue, and.comrect to the best ofmy knowistge
and béfisf. | understand that no assurance or guarantee can be given by members of iPlanning and
Devéloprnent. -
{A separate Affidavit must be provided by each properiy gwner named kp the title report.)

Assessor Parcel Number(s): ()% 0 7 S0 A i

v i
Aadms;éOZ 2 Y4l /(ijﬁfj[(;, ver St
N Las .\/478'745/ MY %08’/

w wazr(NotaryStam
s f

LS — F L it THANNABOSIE 2
Notary Public in and for sald county and siate k ‘ oty Publiz Stats of Novada “"_f,

: ba JRCSERD  APPT.NG. 1528181l

My sommigstan explres: O(ﬁ/@/ / 20 /_C?_ : Ez S _eaunpn.mgmsm.gew ;
' . : 'l. ! B ’ et a .
"Oumer refers to the following: (Pleass mark appropriate Box.fosmemes s o o Wﬂaﬂj

B Owner ‘

O Corporate Ofiicer/Partner (Frovide copy of record document indicating autharity to sign,) .

Q Powar of Attomey (Provids copy of Power of Attomey. )
U Owner Agent (Provide notarized letter from property owner giving legal atthority to.agent.)
O Properiy Agent (Provide copy of record document indicating authority to sign.) !

Q Letter frors Government Agency with Stewardship

. Oclober 2018
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Master Plan Amendment
Supplemental Information

(Ali required information may be sepérétely attached)
14

Chapter 110 of the Washoe County Code is commonly known as the Development Code. Specific
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 County exists today and is .
planned for the future. The plan is adopted by the community and contains information, policies and a
series of land use maps. The Master Plan provides the essential framework for creating a healthy
community system and helps guide decisions about growth and development in the County. The
following are general types of requests the County receives to amend the Master Plan. Please identify
which type of amendment you are requesting: ‘

A request to change a master plan deS|gnatlon(s) from the adopted master plan and/or area

plan maps
0O Arequest to add, amend, modify or delete any of the adopted policies found in the elements

of the Master Plan
O Arequest to add, amend, modlfy or delete any of the adopted policies in the area plans
o Arequest to add, amend, modify or delete specific language found in the area plans

@ Other (please identify):

Please complete this questionnaire to ensure consistent review of your request to amend the Washoe
County Master Plan. Staff will review the application to determine if the amendment request is in
conformance with the policies and language within the 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. Whatis the Master Plan amendment being requested at this time?

If approved, this request will alter the split Master Plan designations of Suburban Residential
(SR) and Rural (R) to an alternate mix of SR/R and will alter the split zoning designations of
General Rural (GR) and Medium Density Suburban (MDS) to an alternate mix of GR/MDS to
allow for residential development in appropriate areas of the project site. The overall density of
the project area will not change; the current zoning designations allow for 207 units to be
developed and 207 units are proposed to be developed if the MPA/RZA are approved. As
proposed, this MPA/RZA will allow for the 207 housing units to be distributed in a more logical
configuration that accommodates the natural slope of the site and has less impact to the existing
neighborhood. The circulation pattern will also be better if the MPA/RZA is approved because
there will be more access points to the development which will distribute traffic throughout the

project site.

i

October, 2016

Washoe County Planning and Development
MASTER PLAN AMENDMENT
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2. What conditions have changed and/or new studies have occurred since the adoption of the Washoe
. County Master Plan that supports the need for the amendment request?

There is available infrastructure at the site that will adequately accommodate
residential development Also, current mapping technology allows for the master
plan and zoning designations to allow for a more accurate configuration of the site
that is appropriate for development. As proposed, generally the slope area greater
than 15% slope would be designated R/GR, and the project area able to be
developed (less than 15% slope) would be designated SR/MDS. Please see the
attached Slope Map. Better, more accurate slope data now shows for the site to be
master planned and zoned accordingly. :

There is a demand for housing in the area and the proposed area for development -
is well-suited for residential development because of the availability of
infrastructure and minimal slope.

3. Please provide the following specific information.
a. What is the location (address or distance and direction from nearest intersection)? Please attach
a legal description. . _ , p

1200 Estates Road. The project is located in the area around Lemmon Drive,
Deodar Way, and Estates Road. The area continues in a southeast direction
behind the existing residential subdivision.

A legal description is attached in the Prehmmary Title Report which is part of
this application.

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

APN of Master Plan - Existing Proposed Proposed Acres

Parcel Designation Acres Master Plan

Designation
080-730-18 SRR £5.869 SRIR 23.99 SR, 41.879 R
080-730-19 R 41.05 SRIR 3.06 SR, 37.99R
080-730-21 SRIR 43.211 SRR 8.59 SR, 34.621R
080-635-01 SR . 13.59 SR 13.59 SR
080-635-02 SR 1.89 SRIR 1.5 SR, 39R
552-210-07 SR 43.005 SRIR 18.067 SR, 24.938 R
Washoe County Planning and Development o October, 2016
" MASTER PLAN AMENDMENT , '
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c. What are the adopted land use designations of adjacent parcels?

North SF15 (City of Reno) MDS (Washoe County)
South GR

East SF15/GR

West MDS

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

The existing site is vacant land, with direct access from Deodar Way and Estates
Road. A portion of the project is adjacent to Lemmon Drive, Deodar Way
(unpaved), and Estates Road (unpaved). A portion of the project area is adjacent
to an existing single family development. :

5. Describe the natural resources associated with the site under consideration. Your description should
include resource characteristics such as water bodles vegetation, topography, minerals, soils and

wildlife habitat.

The proposed area for development does not exceed 15% in slope and is suitable
for residential development. There are steeper grades on the site that are not
proposed to be developed and will be designated as R/IGR. Based on review of the
Washoe County Master Plan, the vegetative community/landcover is sagebrush. .
There are no known minerals or metals present on the S|te no bodies of water, and

no wildlife habitat.

7

Washoe County Planning and Development October, 2016
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6. Describe whether any of the following natural resources or systems are related to the proposed
amendment; '

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

IEIYes |ENO : ' ‘]

Explanation:

The property is not located in the 100-year floodplain.

b. Does property contain wetlands? (If yes, please attach a preliminary delineation map and
describe the impact the proposal will have on the wetlands. Impacts to the wetlands may require
a permit issued from the U.S. Army Corps of Engineers.) :

| O Yes . | 8@ No

Explanation:

There are no wetlands on the site.

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

liYes : lDNo : ‘ l

Explanation: "

None of the site affected by hillsides in excess of 15% are proposed to be
developed. Any development would be subject to the requirements of Article
424, Hiliside Development of the Washoe.County Development Code. The
MPA and RZA will correctly designate property with slopes in excess of 15% as
GR and R and appropriately designate slopes less than 15% MDS and SR.

Washoe County Planning and Development October, 2016
MASTER PLAN AMENDMENT .
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d. Does property 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 | & No | | /

Explanation:

Atfter review of the Washoe County Master Plan Geologic Hazards map, it was
determined that there are no active faults on the site. The hillside area is

depicted on the slope map. The site is not subject to flash floods as it is not
located near a stream or riparian area. S

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

[ O Yes ’ | & No

Explanation:

After review of appropriate Washoe County Master Plan maps, it was
determined that there is no prime farmland, there are no geothermal sources,
and there are no wildlife migration routes on the site. It is not within a wildfire
hazard area given the northern Nevada sagebrush vegetatlve cover and no
trees. .

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

| O Yes . | & N

Explanation:

After review of the appropriate Washoe County Master Plan maps, it was
determined that there are no archaeological, historic, cultural, or scenic resources
on the site or in the vicinity of the proposed amendment area.

Washoe County Planning and Development . ' October, 2016
MASTER PLAN AMENDMENT R

WMPA17-0002 & WRZA17-0001
EXHIBIT C

v



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

O Yes - 1 ® No ]

If yes, please identify the following quantities and documentation numbers relative to the water rights:

a. Permit # : acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # R acre-feet per year
d. Other # acre-feet per year

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 Department of Conservation and Natural Resources):

—

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

No intensification of land use is proposed. However, additional rights would be
purchased from the water purveyor at the time of development if required.

Washoe County Planning and Development St October, 2016
MASTER PLAN AMENDMENT

10 WMPA17-0002 & WRZA17-0001
' ' EXHIBIT C



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

“a, System Type:

O Individual wells
Q Private water Provider:
& Public water Provider: TMWA

b. Available: ,
| w Now Q 1-3years l Q 3-5years QO 5+ years [

¢. Washoe County Capital Improvements Program project?

| O Yes ’ | @ No 5 |

d. if a public facility is proposed and is currently not listed in the Washoe County Capital
improvements Program and not available, please describe the funding mechanism for ensuring
. availability of water service: :

TMWA is a not-for-profit, community-owned water provider of the potable water
service for this property. The area is not listed in the CIP for any public facility
improvements. Therefore, water service to the site will be privately funded with
development of the project. Water service is currently available to the west of
the site, along Lemmon Drive in the existing residential development.
Infrastructure will be connected to the site when a project is proposed. This
property will need to be annexed into the TMWA service area.

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

a. System Type:

' 0 Individual septic

B Public system | Provider: Washoe County
b. Available: |
l Now Ii 1-3 years | Q 3-5years Q 5+years l
C. 'Washoe County Capitél Improvements Program project? ' ‘
| B Yes ' | @ No ]

Washoe County Planning and Development October, 2016
MASTER PLAN AMENDMENT .
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d. If a public facility is proposed and is currently not listed in the Washoe County Capital
Improvements Program and not available, please describe the funding mechanism for ensuring
availability of sewer service. If a private system is proposed, please describe the system and the
recommended location(s) for the proposed facility<

The City of Reno and Washoe County have entered into an Interlocal
Agreement for the Stead/Lemmon Valley Sanitary Sewer Capacity Analysis and
Master Plan. The Stead/Lemmon Valley Sanitary Sewer Capacity Analysis and
Master Plan was identified and recommended for approval by the Washoe

County Board of County Commissioners in the 2015-16 Capital Improvement
Program. County staff has indicated that these actions will enhance capacity at
the facility and allow for increased development.

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

the regional freeway system.

Lemmon Drive

12. Will the proposed amendment impact existing or planned transportation systems? (If yes, a traffic
report will be required. See attached Traffic Impact Report Guidelines.)

li Yes

IDNo

—

13. Community Services (provided and nearest facility):

a. Fire Station Lemmon Valley Volunteer Fire Department (Lemmon Drive/Nectar Street)
b. Health Care Facility Renown Medical Group (Golden Valley Road and North Hills Boulevard)
¢. Elementary School Lemmon Valley Elementary School (255 W. Patrician Drive)

d. Middie School Q'Brien Middle Schoo! (10500 Stead Boulevard)

. High School - North Valleys High School (1470 Golden Valley Road)

f. Parks Golden Valley Park (estates Road and Hillview Drive)

g. Library North Valieys Library (Golden Vailey Road and North Hills Boulevard)

h. Citifare Bus Stop Lemmon Drive/Fleetwood Drive

Washoe County Planning and Development

MASTER PLAN AMENDMENT
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14. Describe how the proposed amendment fosters promotes or complies with the pohcnes of the
; adopted area plans and elements of the Washoe County Master Plan:

i a. Population Element:

The proposed amendment appears to be neutral with respect to population policies and
the Population Element. The population policies are geared at ensuring that there is
adequate housing available for the anticipated growth and that land use, public services
and facilities, and infrastructure needs are based on the most current population
information. The proposed amendment would allow for a redistribution of the approved
amount of housing units by 207 (207 units are permitted under the existing master plan
and zoning designationsy); it is within the 2,000 units of land use capacity through 2025
allocated to the North Valleys area (North Valleys Area Plan NV 1.2).

b. Conservation Element:

: The Conservation Element of the Washoe County Master Plan serves as the

[ conservation plan for unincorporated Washoe County and outlines policies and action

! programs for the conservation and preservation of natural resources. 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 N
conditions produce little or no impact on topography, trees, vegetative cover, view '
sheds and scenic corridors, wetlands, wildlife habitat, etc. The proposed amendment
- will allow for new housing in more appropriate locations of Lemmon Valley.

'

(2]

Housing Element:

The Housing Element is primarily focused on providing affordable housing which is further encouraged in
higher density and affordable housing. Goal One within the Housing Element encourages the availability of
affordable housing and Goal 7 is to promote homeownership opportunities. In addition one of the underlying
NRS requirements of the housing policy is an analysis of the characteristics of the land that is suitable for
residential development including a determination of whether the existing infrastructure is sufficient to sustain
the current needs and projected growth of the community. With respect to these goals and policies, the
subject property is suited for residential development and is being proposed at a density that is appropriate
for the area and in consideration of the adjacent properties. Appendix A (Housing Needs Assessment) states
that commercial development are not considered appropriate in Lemmon Valley. Appendix B illustrates that
Lemmon Valley is an area for affordabla housing opportunities (MDS in Lemmon Valley).

Land Use and Transportation Element:

o

- The Land Use and Transportation Element (LUTE) focuses on providing for future population and employment in
Washoe County, encouraging sustainable growth practices while discouraging sprawled communities.  The proposed
amendment, which will allow for logical residential development in appropriate areas and the preservation of open
spacs, and will promote Land Use and Transportation policies (specifically, LUT 1.1, 1.4, 3.1, 3.2, 3.4, 4.1,4.3,5.1,5.2,
5.3,5.4,9.1, 10.3, 10.4, 14.1, and 14.4). The Lemmon Valley Suburban Character Management Area (SCMA) Is
identified as an area for residential development. The proposed amendment promotes LUT goals 3.1-3.3 as responsible
growth In the SCMA. The site is physically well-sulted for residential use because of its gentle topography and access ta
an arterial roadway and is in proximity to retail/commercial land uses (north vaileys) and areas that facilitate walking and
cycling (LUT 1.4). The area is not suited to mixed use or commercial development {(Housing Element Appendix A).

With respect to employment and residential balance, the amendment will provide housing to support commercial and

a industrial employment development in the north valleys. This should have a positive impact on reverse commute and
capturing some vehicle trips within the north valleys.

" Washoe County Planning and Development ) October, 2016
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e. Public Services and Facilities Element;

The proposed amendment will promote policies of the public services and
facilities element where applicable. The basic policy frameéwork for the public
services and facilities plan of the North Valleys area is to provide for community
water and sewer for those areas with the Suburban Character Management
Area (SCMA). This property falls within the Lemmon Valley SCMA and in an
area where public services are planned for development and will adequately

serve this project.

f. Adopted area plan(s):

[ North Valleys Area Plan ' k
Goal Six: Lemmon Valley Suburban Character Management Area This project

meets (or will meet) the polices NV.6.1 and NV.6.4 related to single family
_ | subdivisions and tentative maps.

15. If the area plan includes a Plan Maintenance component, address all policies and attach all studies
and analysis required by the Plan Maintenance criteria.

No amendment to the North Valleys Area Plan is proposed.

Washoe County Planning and Development October, 2016
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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 satisfied. (Please referrer
to Article 820 of the Washoe County Development Code for the list of Findings.)

Consistency with Master Plan: The proposed amendment is in substantial compliance
with the policies and action programs of the Master Plan, as detailed in this
application. Approval of the amendment will not increase the total number of housing

units approved for this pro;ect area.

Compatlble Land Uses: The proposed amendment WI|| provude for land uses
compatible with adjacent land uses, and will not adversely impact the public health,
safety, or welfare. The proposed development is of similar density and configuration
as the existing, adjacgnt residential neighborhood.

Response to Changed 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. Technology depicting the slope pattern of the site allows
for more accurate mapping and more desirable utilization of land. The proposed
amendment responds to a demand for residential housing in the area. The timing and
location of public services and facilities also encourages thls residential development
in a more logical configuration. .

Availability of Facilities: There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommodate the uses and densities permitted (

by the proposed Master Plan designation. The proposed development will ensure that )
all facilities are adequate for the site. The MPA/RZA does not change the facilities
needed for development, as the amount of development is already approved under the
existing master plan and zoning designations.

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. This MPA/RZA
will result in the same level of development already permitted under the existing
designations but will able to be designed in a more logical configuration. The Master
Plan, Housing Element, and North Valleys Plan Area (Lemmon Valley SCMA )
an’ucupate this pattern of growth.

Washoe County Flanning and Development October, 2016
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Community Services Department
Planning and Development

REGULATORY ZONE AMENDMENT
| APPLICATION

Community Services Department
Planning and Development

1001 E. Ninth St., Bldg. A

" - Reno, NV 89520

Telephone: 775.328.3600
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Washoe County Development Application

Your entire application is a lpublic record. If you have a concern about releasing
personal information, please contact Planning and Development staff at 775.328.3600.

Project Information : Staff Assigned Case No.:

"eeten® JDS LLC Lemmon Valley Properties MPA/RZA

g;sojeq tion: Request for a Master Plan Amendment and Regulatory Zone Amendment
CTIP1OM: {0 allow for a single family residential subdivision.

Project Address: 1200 Estates Road, Washoe County, NV 89506

Project Area (acres or square feet):
Project Location (with point of reference to major cross streets AND area locator):

Lemmon Drive/Deodar Way/Estates Road; Lemmoh_ Valley

Assessor's Parcel No.(s): Parcel Acreage: Assessor's Parcel No.(s): Parcel Acreage:

}

see cover letter (6 parcels)

Section(s)/Township/Range:
Indicate any previous Washoe County approvals associated with this application:
Case No.(s).

Applicant Information (attach additional sheets if necessary)

Property Owner: (multiple- 6 parcels) Professional Consultant:
Name: Derek Larson; JOS LLC, Juan and Linda Arevale| Name: Manhard Consulting
Address: 7500 Rough Rock Road, Reno NV Address: 9850 Double R Boulevard, Suite 101, Reno NV
Zip: 89502 Zip: 89521
Phone: 775-544-5482 Fax: Phone: 775-746-3500 Fax:
Email: dviarson03@gmail.com Email: cbaker@manhard.com
Cell. ) Other: Cell: - Other:
Contact Person: Derek Larson Contact Person: Chris Baker
Applicant/Developer: Other Persons to be Contacted:
Name: Derek Larson; JDS LLC Name:
Address: 7500 Rough Rock Road, Reno NV Address:
B Zip: 89502 ' : Zip:
Phone: 775-544-5482 Fax: Phone: : Fax:
Email : dviarson03@gmail.com Email: :
Celt: Other: Cell: S Other:
Contact Person: Derek Larson : Contact Person: )
For Office Use Only

| Date Received: Initial: .| Planning Area:

| County Commission District: Master Plan Designation(s):
CAB(s): ’ v Regulatory Zoning(s):

- \ October 2016
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Property Owner Affidavit

Applicant Name: _| 2 18 R L/x VST 7]

The recsipt of this application at (s fime of subimitial doss not guaranies the application complies with all
requiremenis of the Washos County Development Code, the Washos County Master Plan or the
applicable araa plan, the applicable regulatory zoning, or t hat he application is desmed complste and

will bs processad,

STATEOFNEVADA )
)
COUNTY OF WASHOE )

— 7 b2 S
Al k \{i, VLse
= (please print name)
being duly sworn, depose and say that | am the owner* of the properiy or properties involved in this
application as listed below and that the foregoing statements and answers herein contained and ihs
information herewith submitted are in all respacts complete, true, and correct to the best of my knowledge
and belief. | understand that no assurance or guarantee can be given by members of Planning and

Davelopment.
(A separate Affidavit must be provided by each property owner named In the title report.)

Assessor Parcel Number(s) l }-“ - f é A )2 2/ G- 7

(

5 ( Rl R C Jl';" Fal - 18
Printed Name \:D e ‘A/- V"’L’”‘“ﬂ N ]

Slgnad v /’ic"

4 4y r’l/’/;' ’ :’{Jd/ :"Z,‘ "i‘.—
Subscribed and swom 1o before me this _ '
/¢_ dayof_____ L » o A o (Notary Stamp)
- .' pd . . ‘%MM“‘M-.MM e
— .,; Ll 7 2 31, Motary Pu:_,lu, Szaza of Navac.a
Notary Fublic in and for sald county and state T No. 13-11579.0
it . L : L e N.JQ’,’*"”’ Ex0. Aug. 30. 2017 |
My commission expires: e ! SRR as s

‘ *Owner réfers toths foliowiﬂgf {Please mark appropriate box.)

O Owner '
Corporate Officer/Partner (Provide copy of record document indicating authority to sign.)
Power of Attornsy (Provide copy of Power of Attornay.)
Gwner Agent (Provide notarized letter from property ewner giving legal authority to agent.)
Property Agent (Provide copy of record document indicating authority to sign.)
Letter from Government Agancy with Stewardship

[ R S

Ocfober 2016
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Property Owner Affidavit

\

I

Applicant Name: "\’\"(‘)g) L \L(:_,

Tha receipt of this application ai the fims of submiital doss not guarantse ths application complies with sl
requiremsnis of the Washoa Couniy Dsvelopment Cods, the Washos County Masier Plan or the
applicable arsa plan, the applicabls reguiatory zoning, or t hat tha application is dssmsd complsia and
will be processed.

STATE OF NEVADA )
)
COUNTY OF WASHOE )

L Ve(el LoadSenn

: (please print name)

being duly sworn, deposs and say that | am the owner* of the property or properiies involved in this
application as fisted below and that the foregoing statements and answers herein contained and the
information herewith submitted are in all respects complete, true, and cormect fo the best of my knowiedge
and befief. | undersiand that no assurance or guarantee can be given by members of Plapning and

Development.
{A separats Afiidavit must be prmnded by each properly owner named In the title report )

Assessor Parcel Number(s) (’W%CX u ﬂg C’7 ! ’}" 0 30 ﬁ; /)(>

| | Printed Name ﬁ - L— IAL/
RV

Sigieai \ N\ LAl
( G ing oY
Address_15CT ]y L.\ ) LLZ}—

Subscnbed and swom 1o before me this
> _dayof / £ ol 7, (Notary Stamp)

‘W‘\*AAAA (LI SN I

/// S Te 1688 DM ROZI:Rs  f

_ 457 U AR - Y

Notary Public in and for said couniy and stats sy M :'y\‘:;m;“' 8,"?‘ 2 IOCI Neveda
. . x /=2 s L M/ o0t 5. AU 2

My commission expires: o : Yoo ,ﬁv.._.-;.‘f,{f.,ff 4

*Owner refers to the following: (Please mark appropriate box.)
Ovwmer |

‘Corporate Officer/Partnsr (Provide copy of record document indicating authority to sign.)
Power of Attornay (Provide copy of Power of Attomay.)
Owner Agent (Provide notarized letter from property owner giving legal authority to Iageni.)
Property Agent (Provide copy of record document indicating authority 1o sign.) '
Latter from Government Agency with Stewardship :

D0 o0DoD o

October 2016
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~ Property Owner Affidavit

Appilcant Narie: ;S;igg_ o ﬂf‘(‘@ AL o

feduireinients of the. Washos County Development Code, the Washoe Counfy Master Plan or the
applicabile drea plan, the applicable regulatery zoning, or t hat the applicatich Is deérried complete and
will & progessed. : ’

STATEOFNEVADA, )

COUNTY ORWA-QI'IGE@C’(% ’ YF

U N AN,V/“/U\D

(please print nama)
belng duly swom, depose and say #at | am the owner* of the property or properties invelved in this
application as listed below:and that the foregoing statemeénts and znswars herein contained and the
information héréwith submi ed are in all respacts complets, true, and corect to the best.6f my knowledge
and befief. I understand that Np ‘assurance or guarantse can be given by members ofPlanning and
Development. -

(A separate-Affidavit must be provided by each property owner named In the title report.)

Assessor Parcal Number(s): (f)du 0‘7 g 0 9\ ' . ‘ e
Printed Name U AL Alf U/ﬁf/l 0

Sﬁbscn'hed and_swom io before me -

day of 2 201 ‘ {Netary Starmp)—

Notary Public in and for said counfyandstate - - e Em—— ka“‘m‘;
#6\ Notary Public-State of Nevada

My commisslon, eﬁpireszw - s APPT. NO. 16-2318-1

NPLA 1y App. Explios Jung 01, 2019
4 = .

P

I
b

2

*Owtier refers to the following: (Please mark appropriate box,)

‘ Ovimer Sk
O Corparats Gﬂicedi-l‘arinsr (Provide copy of record dogument indicating authority fo sign,)
2 Power of Attorney (Provide -copy of Power of Altorney.)
& Owner Agent' (Provide notarizéd iatler from praperly owner giving legal authiority to ag ent.)
L Property Agent (Provide eopy of record document indicafing authority to sign.)
O Letter from Govarnment Agency with Stewardship ‘

i
i
[

Osioher 2018
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Property Owner Affidavit

Applicant Name: L; V\(&GL AVQVQJ\ 0 . B

The retsipt of this application at the time of submitial does not guarantes the.apglication compliss with all
regilrements of the Washos County Development Gode, the Washos County Master Plan or the
applicéble ared plan, the applicable regulatory zaning, of t hat the application is deemed complete and
will b procassed. ' . ‘

STATE OF NEVADA
Clark )
COUNTY OF )

L hawnwod oo Q’( LWJ'L\ 0
1 ~ (please print name) v
belng duly swom, depose and say that I am the owner* of the propetty or properiles Involved in' ihis
application as fisted below and that the foregoing statéments and answers herein contalned and the
Information herawith submitted area in aj) respects-complets, true, and eoprect to the best of my knowlsdge
&nd bélief. | understand that no assurance or guarantee -can be given by members of Planning and
Devélopment. : . - ;
{Aseparate Affidavit must he provided by each property owner named In the title report)

Assessor Parcel Number(s); F)%h 7 ’gO A ‘ — N .
| | o Aoy

I
PN

Address 6017 {4{ [le Zfi-;//a, por St

Sppstiibed and_swom to, befors me s

M. Las, Veeg a0 3505

! da iy XY 18 :
e s | g TERIAMNA BOSGIE %
Noiary Public in and for sald county and state F 3 ;«gmm'r szm!in-Staie ngﬁem&

»
- de

-y
K
bl
b4
o
-l
N
DY
(]
-l
P
-
ML

. e
My commission explres: O(ﬂzz QZ / 2( 2[3 % N,

“Ownier refers to {fie following: (Please mark appropriste buxfum¢ i i e %‘ﬂbﬁfé
¥ Owner | ’ S
| Corporate Officer/Partnsr (Provide copy of record decument indiesating authority to sign.)
O Pawer of Attomey (Provide eopy of Power of Attomey;) | o ~
Q Owner Agent (Frovide notarized tetter from property owner giving legal authoﬁtyiqagent)
O Propery Agent (Provide copy of record dacument indicating authority to slgh.)
O Letter from Government Agency with Stewardship '

EES &

1
%
i
]
1,

Oclobsr 2018
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: Regﬁlatory Zone Amendment

, Supplemental Information

(All required information may be separately aftached)

- Chapter 110 of the Washoe County Code is commonly known as the Development Code. . Specific

references to Regulatory Zone amendments may be found in Article 821, Amendment of Regulatory

Zone. =

Please complete this questionnaire to ensure consistent review of your request to amend the Washoe

County Zoning Map. Please provide a brief explanation to all questions answered in the affirmative.

1. Please describe the Regulatory Zone amendment request:

If approved, this request will alter the split Master Plan designations of Suburban
Residential (SR) and Rural (R) to an alternate mix of SR/R and will alter the split zoning
designations of General Rural (GR) and Medium Density Suburban (MDS) to an alternate
mix of GR/MDS to allow for residential development in appropriate areas of the project
site. The overall density of the project area will not change; the current zoning
designations allow for 207 units to be developed and 207 units are proposed to be
developed if the MPA/RZA are approved. As proposed, this MPA/RZA will allow for the
207 housing units to be distributed in a more logical configuration that accommodates the
natural slope of the site and has less impact to the existing neighborhood. The circulation
pattern will also be better if the MPA/RZA is approved because there will be more access

points to the development which will distribute traffic throughout the project site.

2. List the Following ivnformation‘regarding the property subject to the Regulatory Zone Amendment.

a. What is the location (address, assessor's parcel number or distance and direction from nearest

intersection)?

The project site is located at 1200 Estates Road, in the area surrounded by

Lemmon Drive, Deodar Way, and Estates Road in Lemmon Valley.

Assessor's Parcel Numbers:
080-730-18
080-730-19
080-730-21
080-635-01
080-635-02
552-210-07

Washoe County Flanning and Development o October 2016
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b. Please list the following (attach additional sheet if necessary):

Master Plan Current Existing Proposed Proposed
APN of Parcel Designation Zoning Acres Zoning Acres
080-730-18 SRR MDS/GR 65.869 MDSIGR 23.99 MDS, 41.879 GR
080-730-18 R GR 41.05 MDS/GR 3.06 MDS, 37.89 GR
080-730-21 SRIR MDSIGR 43.219 MDS/GR 8,59 MDS, 34.621 GR
080-635-01 SR MDS 13.59 MDS 13.59 MDS
080-635-02 SR MDS 1.89 MDSIGR 1.5 MDS, .39 GR
552-210-07 SR MDS 43,005 MDS/GR 18,067 MDS, 24.938 GR
c. What are the regulatory zone designations of adjacent parcels? {
Zoning Use (residential, vacant, commercial, etc,)
North SF15 (City of Reno) MDS (Washae Caunty) Vacant, Single Family Unimproved
South GR Open Space (USA), Vacant Single Family Unimproved v
East SF15/GR Vacant, Single Family Unimproved
West MDS Single Family Residential

3. Describe the existing conditions and uses located at the site or in the vicinity (i.e. vacant land,

roadways, easements, buil

dings, etc.):

The existing site is vacant land, with direct access from Deodar Way and Estates
Road. A portion of the project is adjacent to Lemmon Drive, Deodar Way
(unpaved), and Estates Road (unpaved). A portion of the project area is adjacent
to an existing single family development. . '

Washoe Gounty Planning and Development
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4. Describe the natural resources associated with the site under consideration. Your description should

include resource characteristics such as water bodles vegetation, topography, mlnerals sonls and
wildlife habitat.

The proposed area for development does not exceed 15% in slope and is suitable
for residential development. There are steeper grades on the site that are not
proposed to be developed and will be designated as R/GR. Based on review of the
Washoe County Master Plan, the vegetative community/iandcover is sagebrush.

There are no known minerals or metals present on the site, no bodies of water, and
no wildlife habitat.

5. Does the property contain development constraints such as floodplain or floodways, wetlands, slopes

or hilisides in excess of 15%, geologic hazards such as active faults, signifi cant hydrologxc resources
or major drainages or prime farmland?

| & Yes | & No K T

Explanation:

The property is not located in the 100-year ﬂoodplaln There are no wetlands on the site. The site is not subject
to flash floods as it is not located near a stream or riparian area.

The hillside area is depicted on the attached slope map. None of the site affected by hillsides in excess of 15%
are proposed to be developed. Any development would be subject to the requirements of Article 424, Hillside
Development of the Washoe County Development Code. The MPA and RZA will correctly designate property with
slopes in excess of 15% as GR and R and appropriately designate slopes less than 15% MDS and SR

After review of the Washaoe County Master Plan Geologic Hazards map, it was determxned that there are no active
faults on the site. There are no significant hydrologic resources, major drainages, ar prime farmiand on the site.

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

[EIYes @ No |

Explanation:

After review of the appropriate Washoe County Master Plan maps, it was
determined that there are no archaeological, historic, cultural, or scenic resources
on the site or in the vicinity of the proposed amendment area.

Washoe County Planning and Development

Oclober 2016
REGULATORY ZONE AMENDMENT

7 WMPA 17-0002 & WRZA17-0001
EXHIBIT C



7. Do you own sufficient water rights to accommodate the proposed amendment? (Amendment
requests in some groundwater hydrographic basins fe.g. Cold Springs, Warm Springs, etc.] require
proof of water rights be submitted with applications. Please provide copies of all water rights
documents, including chain of title to the original water right holder.)

O Yes | @ No | |

If yes, please identify the following quantiiies and documentation numbers relative to the water rights:

a. Permit # acre-feet per year
b. Certificate # acre-feet per year
c. Surface Claim # ' » acre-feet per year
d. Other # ' - | acre-feet per year

e. Title of those rights (as filed wnth the State Engmeer in the DIVISlon of Water Resources of the |
Department of Conservation and Natural Resources): !

f. Ifthe broposed amendment involves an intensification of Iand use, please identify how sufficient
water rights will be available to_serve the additional development.

No intensification of land use is proposed. However, additional rights would be
purchased from the water purveyor at the time of development if requnred

A

Washoe County Planning and Development . QOctober 2016
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8. Please describe the source and timing of the water facilities necessary to serve the amendment:

a. System Type:

Q Individual wells

O Private water Provider:
@ Public water Provider: TMWA
b. “Available:
@ Now Q '1-3 years Q 3-5years O 5+ years j

¢. Is this part of a Washoe County Capital Improvements Program project?

Q Yes | ® No ‘ '- |

d. If a public faciity is proposed and is currently not listed in the Washoe Countybé}:ital
Improvements Program and not available, please describe the funding mechanism for ensuring
availability of water service:

| TMWA is a not-for-profit, community-owned water provider of the potable water

service for this property. The area is not listed in the CIP for any public facility
improvements. Therefore, water service to the site will be privately funded with
development of the project. Water service is currently available to the west of the
site, along Lemmon Drive in the existing residential development. Infrastructure
will be connected to the site when a project is proposed. This property will need to
be annexed into the TMWA service area.

What is the nature and timing of sewer services necessary to accommodate the broposed
amendment? ‘

a. System Type:

O Individual septic

® Public system I Provider: Washoe County
b. Available:
IEI Now | &/ 1-3 years | 0 3-5years Q 5+ years I

c. Is this part of a Washoe County Capital Improvements Program project?

| & Yes ~l:lNo / |

Washoe County Planning and Development . : October 2016
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L

d. If a public facility is proposed and is currently not listed in the Washoe County Capital
Improvements Program and not available, please describe the funding mechanism for ensuring
availability of sewer service. [f a private system is proposed, please describe the system and the
recommended location(s) for the propased facility.

The City of Reno and Washoe County have entered into an Interlocal Agreement
for the Stead/Lemmon Valley Sanitary Sewer Capacity Analysis and Master Plan.
The Stead/Lemmon Valley Sanitary Sewer Capacity Analysis and Master Plan was
identified and recommended for approval by the Washoe County Board of County
Commissioners in the 2015-16 Capital Improvement Program. County staff has
indicated that these actions will enhance capacity at the facility and allow for
mcreased development.

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

Lemmon Drive -

11. Will the proposed amendment impact existing or planned transportation systems? (If yes, a traffic

report will be required. See attached Traffic Impact Report Guidelines.)

| @ Yes | O No ]

12. Community Services (provided and nearest facility):

a. Fire Station Lemmon Valley Volunteer Fire Department (Lemmon Drive/Nectar Street)

b. Health Care Facility Renown Medical Group {(Golden Valley Road and North Hills Boulevard)

¢. Elementary School Lemmon Valley Elementary School (255 W. Patrician Drive)

d. Middie School O'Brien Middle School (10500 Stead Boulevard)

. High School North Valleys High School (1470 Golden Valley Road)

f. Parks Golden Valley Park (estates Road and Hillview Drive)

g. Library North Valleys Library (Golden Valley Road and North Hills Boulevard)

h. Citifare Bus Stop - Lemmen Drive/Fleefwood Drive

Washoe County Flanning and Development October 2016
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Projects of Regional Significance Information - for Regulatory Zone Amendments
Nevada Revised Statutes 278.026 defines “Projects of Regional Significance”. Regulatory Zone

- amendment requests for properties within the jurisdiction of the Truckee Meadows Regional Planning .

Commission (TMRPC) must respond to the following questions. A “Yes” answer fo any of the following
questions may result in the application being referred first o the Truckee Meadows Regional Planning
Agency for submission as a project of regional significance. Applicants should consult with County or
Regional Planning staff if uncertain about the meaning or appllcabrhty of these questions.

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

LD Yes | No ‘ ' ‘l

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

[ Yes ' [ @ No ' |

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

1O Yes B No ]

4. Wilt the full development potential of the Regulatory Zone amendment increase seWage by 187,500
gallons or more per day?

.lEl Yes |i No |

-

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

[ O Yes No |

6. Will the full development potential of the Regulatory Zone amendment increase fraffic by 6 250 or
_more average daily frips?

|L.|Yes IriNo |

7. Will the full development potentlal of the Regulatory Zone amendment increase the student
~ population from kindergarten to 12" grade by 325 students or more?

(G Yes [ & No |

Washoe County Pianning and Development : October 2016
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Applicant Comments

This page can be used by the applicant to support the regulatery zone amendmenl request and should
address, at a minimum, how one or more of the findings for an amendment are satisfied. (Please referrer
to Article 821 of the Washoe County Development Code for the list of Findings.)

Consistency with Master Plan and Regulatory Zone Map: The proposed amendment
is in substantial compliance with the policies and action programs of the Master Plan
and Regulatory Zone Map, as detailed in this application. Approval of the amendment
will not increase the total number of housing units approved for this project area.

Compatible Land Uses: The proposed amendment will provide for land uses
compatible with adjacent land uses, and will not adversely impact the public health,
safety, or welfare. The proposed development is of similar density and configuration -
as the existing, adjacent residential neighborhood.

Response to Changed 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. Technology depicting the slope pattern of the site allows
for more accurate mapping and more desirable utilization of land. The proposed
amendment responds to a demand for residential housing in the area. The timing and
location of public services and facilities also encourages this residential development
in a more logical configuration.

Avallabmty 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 zoning designation. The proposed development will ensure that all
facilities are adequate for the site. The MPA/RZA does not change the facilities
needed for development, as the amount of development is already approved under the
existing master plan and zoning designations.

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. This MPA/RZA
will result in the same level of development already permitted under the existing
_| designations but will able to be designed in a more logical configuration. The Master
Plan, Housing Element, and North Valleys Plan Area (Lemmon Valley SCMA)
anticipate this pattern of growth

October 2016

Washoe County Planning and Development
REGULATORY ZONE AMENDMENT
12 _ WMPA17-0002 & WRZA17-0001

EXHIBIT C



SOLAEGUI

ENGINEERS, LTD

LEMMON VALLEY SUBDIVISION
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LEMMON VALLEY SUBDIVISION
TRAFFIC STUDY

EXECUTIVE SUMMARY

The proposed Lemmon Valley Subdivision will be located in Washoe County, Nevada. The project
sites are generally located southeast of Lemmon Drive, south of Deodar Way and west of Estates
Road. The project sites are currently undeveloped land. The purpose of this study is to address the
project’s impact upon the adjacent street network. The Lemmon Drive/Patrician Drive intersection
and the Lemmon Drive/Déodar Way intersection have been identified for AM and PM peak hour
capacity analysis for the existing, existing plus project, 2026 base and 2026 base plus project
scenarios.

The proposed Lemmon Valley Subdivision will consist of the construction of a total of 209 single
family detached homes. The northerly site will contain 90 dwelling units and the southerly site
will contain 119 dwelling units. Access to the northerly site will be provided from accesses on
Deodar Way and Estates Road via Lemmon Drive. Access to the southerly site will be provided
from the extensions of Patrician Drive, Kess Way and Palace Way via Lemmon Drive. The project
is anticipated to generate 1,990 average daily trips with 157 trips occurring during the AM peak
hour and 209 trips occurring during the PM peak hour.

Traffic generated by the proposed Lemmon Valley Subdivision will have some'impact on the
adjacent street network. The following recommendations are made to mitigate project traffic
impacts.

It is recommended that any required signing, striping, or traffic control improvements comply with
Washoe County requirements.

It is recommended that the segment of Deodar Way adjacent to the site and all internal subdivision
streets be constructed per Washoe County standards.
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TRIP DISTRIBUTION AND ASSIGNMENT

The distribution of the project traffic to the key intersections was based on existing peak hour
traffic patterns and the locations of attractions and productions in the area. Figure 2 shows the
anticipated trip distribution, The peak hour trips shown in Table 1 were subsequently assigned to
the key intersections based on the trip distribution. Figure 3 shows the trip assignment at the key
intersections for the AM and PM peak hours. J

EXISTING AND PROJECTED TRAFFIC VOLUMES

Figure 4 shows the existing traffic volumes at the key intersections during the AM and PM peak
hours. The existing traffic volumes at the Lemmon Drive/Patrician Drive intersection were obtained
from traffic counts conducted in May of 2016. The existing traffic volumes at the Lemmon
Drive/Deodar Way intersection were obtained from traffic counts conducted in July of 2016.

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

Figure 6 shows the 2026 base traffic volumes during the AM and PM peak hours. The 2026 base
traffic volumes were estimated by applying a 1.0% average annual growth rate to the existing traffic
volumes. A +0.5% average annual growth rate on Patrician Drive and a -0.9% growth rate on
Lemmon Drive were derived from 10-year historic traffic count data obtained from the Nevada
Department of Transportation’s (NDOT) Annual Traffic Report. However, the 1.0% growth rate
was used in order to ensure conservative results, The project is anticipated to account for all the
growth in the Patrician Drive area and therefore the growth rate was not applied to traffic volumes
on the southeast leg of the Lemmon Drive/Patrician Drive intersection.

Figure 7 shows the 2026 base plus project traffic volumes. The 2026 base plus project volumes
were obtained by adding the trip assignment volumes shown on Figure 3 to the 2026 base volumes

shown on Figure 6.

INTERSECTION CAPACITY ANALYSIS

The key intersections were analyzed for capacity based on procedures presented in the 2010
Highway Capacity Manyal (HCM), prepared by the Transportation Research Board, for
unsignalized intersections using the latest version of the Highway Capacity computer software.

The result of capacity analysis is a level of service rating for each minor movement, Level of
service is a qualitative measure of traffic operating conditions where a letter grade “A” through “F”,
corresponding to progressively worsening traffic operation, is assigned to the minor movement.

SOLAEGUI ENGINEERS, LTD. 7
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Lemmon Drive/Patrician Drive Inlersection

The Lemmon Drive/Patrician Drive intersection was analyzed as an unsignalized four-leg
intersection with stop control at the east and west Patrician Drive approaches for all scenarios.
The intersection minor movements currently operate at LOS B or better during the AM peak hour
and LOS C or better during the PM peak hour. For the existing plus project traffic volumes the
intersection minor movements are anticipated to operate at LOS C or better during the AM peak
hour and LOS D or better during the PM peak hour. For the 2026 base traffic volumes the
intersection minor movements are anticipated to operate at LOS C or better during the AM and PM
peak hours. For the 2026 base plus project traffic volumes the intersection minor movements are
anticipated to operate at LOS C or better during the AM peak hour and LOS D or better during the
PM peak hour. The intersection was analyzed with the existing approach lanes for all scenarios. The
intersection will meet policy LOS D standards established by the Washoe County Regional )
Transportation Commission.

The project is anticipated to add traffic to the southbound left turn movement at the Lemmon Drive/
Patrician Drive intersection. Storage requirements were subsequently reviewed for this movement
based on the unsignalized criteria of providing three minutes of storage during the peak hours. Less
than 50 feet of storage length is required based on the 2026 base plus project traffic volumes.
The existing left turn lane contains approximately 85 feet of storage length which will serve
project traffic demands.

Lemmon Drive/Deodar Wav Intersection

The Lemmon Drive/Deodar Way intersection was analyzed as an unsignalized three-leg
intersection with stop control at the east approach for all scenarios. The intersection minor
movements cuirently operate at LOS B or better during the AM and PM peak hours. For the
existing plus project volumes the intersection minor movements will continue to operate at LOS
B or better during the AM and PM peak hours. For the 2026 base traffic volumes the intersection
minor movements are anticipated to operate at LOS B or better during the AM and PM peak
hours. For the 2026 base plus project volumes the intersection minor movements will continue to
operate at LOS B or better during the AM and PM peak hours. The intersection was analyzed
with the existing approach lanes for all scenarios. The intersection will meet policy LOS D
standards established by the Washoe County Regional Transportation Commission.

The project is anticipated to add traffic to the southbound left turn movement at the Lemmon Drive/
Deodar Way intersection. The need for an exclusive lane for this movement was subsequently
reviewed based on left tum lane guidelines presented in AASHTO’s 4 Policy on Geometric
Design of Highways and Street. The guidelines indicate that an exclusive left turn lane is not
required for the southbound movement based on the 2026 base plus project traffic volumes.

SOLAEGUI ENGINEERS, LTD. 15
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’ Site Information
Analyst -1 MsH ’ Intersecidon tarmamon & Fatric’an
AgengyfCe. Solzegui Engiresrs Jurisdiction Washoe County
Date Performed 12/28/2016 Esst/West Strest Patrician Drive
Analysis Year 2016 North/South Strazt Lernmon Drive
Time Analyzad AM Eusding . Peak Heur Facter 092 7
tntersection Orientation North-South Analys's Time Fericd (hs) 025 ,
Project Description

Lanes

Vehicle Volumes and Adjustments

Agproach Eastbound . Wastbeurd Morthbound Southbound
Movement u L T R U L T R U L T R u L T R
Priority 10 1" 12 7 8 9 1 1 2 3 44 4 5
Number of Lanes 0 1 0 O 1 0 g 1 1 0 0 1 1 1
Cenfiguration LTR LTR L TR L 7 R
Volume, V (veh/h) 1 2 42 46 7 1 8 35 13 1 259 i
Fercent Feavy Vebicles (36) 3 3 2 3 2 3 3 3

Froportion Time Rlocked

Percent Grzde (%) a 0

Right Turn Charnelized No No No No

Median Type/Storage ; Undidea .

Critical and Follow-up Headways

Base Critical Hezdway (sec)

Critical Headway {sec)

Base Follow-Up Headway (sec)

Follow-Ug Headway (sec)
Delay, Queue Length, and Leve! of Service

Ficw Rate, v {vehi/h} 49 £3 €1 1
Capacity, ¢ (veh/h) 726 442 1260 1517
v/c Ratio 0.07 G.3 0.05 000
$5% Queue Length, Qg (veh) 02 0s 02 00
Corntrol Delay (sfvek) 103 14.4 80 7 Z
Level of Service, LOS 8 B A A
Approach Delay (s/veh) 103 144 26 11y}
Appreach LOS 8 B .
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General Informatlon Site Information
Anaiyst MSH Irtersection temmon & Fatrician
Agency/Co. Sola=qui Engineers Junsdichon Washoe County
Cate Performed 127287205 £ast/Wast Stre=t Fatric'en Drive
Analysis Year 2016 ’ North/South Strest Lemmon Drive
Time Analyzed AM Eisting + Project Peax Hour Factor 092
Intersection Orientaticn flcrth-South Anzlysis Time Pericd (hrs) 025
Project Description
Lanes :
Vehicle Volumes and Adjustments
Approzch Eastbound Westbound Northbound Southbound
Movement U L T R u L T R u L T R U L T R
Priority 10 LAl 12 7 8 3 w 1 2 3 4U 4 5 6
Number of Lanes 0 1 0 0 1 0 0 1 1 0 0 1 1 1
Configuration LTR LR L R L T R
Volume, V (veh/h) 1 2 42 m 8 2 56 72 24 2 309 11
Fercent Heavy Vehicles (38) 3 3 3 3 3 3 2 3
Proportion Time Biocked
Fercent Grade (3¢) 0 Q
Right Turn Channelized Ng . Neo ' No No
Median Type/Storage Undivided
Critical and Follow-up Headways
Base Criticzl Headway (sec)
Critical Headway (sec}
gdase Follow-Up Headway isec)
Follow-Up Headway (sec)
Delay, Queue Length, and Level of Service
Flow Rate, v (veh/h) 43 132 61 2
Capacity, ¢ (veh/h) 673 384 1204 1466
v/ Ratio 0.07 024 0.05 000
9595 Queute Length, Qus (veh) 02 15 02 00
Corntrol Delay (spveh) 108 19.2 31 75
Level of Sevice, LOS B C A A '
Approach Celay {sfveh) 108 132 28 00
Approach LOS B C,
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General Information

Analyst MSH Intersertion Lemmon & Patrician
Agency/Co Solzegui Engineers Jurisdiction Washoe County
Date Perforred 12/28/2015 Zasi/West Streat Fatrician Dr've
Analysis Year 2025 North/South Strest Lzmmon Drive
Time Arslyzed AM Base Faak Hour Facior 092
Intersectian Orientation Morti-Soutn Analysis Time Periad (hrs 025
Froject Descrigtion
Lanes
43 b3 Th
~ 62
2 A
-} 23 A
I € o X
ATty o
Mae Steat. Nerth Soutr
Vehicle Volumes and Adjustments
Appreach Ezstbound Westbound Northbound Southbound
Movement U L T R u L T R 1] L T R 3] L T R
Friority iQ 1 12 7 8 9 1 1 2 3 4y 4 5 &
Number of Lanes 0 1 0 0 i ] 0 1 1 0 0 1 1 1
Configuration LTR iR ' L TR L T R
Volume, V (veh/h) 2 2 48 45 7 1 62 €1 i3 1 286 12
Percent Heavy Venicles (36) 3 3 32 3 3 3 3 3
Proportion Time Blocked
Ferzent Grace (%) 0 0
Right Turn Channefized No No Ho No
Median Type/Storage Undivided
Critical and Follow-up Headways
Base Critical Headway (se¢)
Critical Headway {sec)
Base Follow-Up Hezdway (sec) N
Fallow-Up Headway (ses)
Delay, Queue Length, and Level of Service
Fiow Ra‘e, v (veh/h) 54 52 67 1
Capacity, ¢ (veh/h) 692 406 1229 1510
v/c Ratio 0.08 0.15 005 0.00
85% Queue Lergth, Qo tveh) 03 05 62 0.0
Control Delay (siveh) 106 154 81 74
Level of Service, LOS B < A A
Apprcach Delay (s/veh) 106 154 37 Go
Approach LOS B C

Copyright @ 2017 University of Fioridz All Rights Reserved

HCS 2010™ TWSC Versicn 6 90
LeFa26ax.xtw

Genersted: 1/3/2017 9:10:58 AM

WMPA17-0002 & WRZA17-0001

EXHIBIT C



et <
T

General Information

Site informatton

Analyst MSH Intarsaction Lemman & Parician
Agency/Co. Solzegui Engineers Jurisdiction Wasnoe County
Date Performed 12/23/2016 35!/West Streat Fatnician Drive
Analys's Yeat 2026 Nerth/South Streat temmon Drive .
Time Analyzed AM Base + Project Pzak Heur Factor 0.92
Intersection Orientztion North-South Analysis Time Paricd (hrs) 0.25
Freject Description -
Lanes
J%;Aé}ku_
s,
Ll
A
. +
N
N
- )
¥
’ nﬁ4+v1rrl
K3y Sireet Nanth-Zeurh |
Vehicle Volumes and Adjustments
Apprcach Eastbound Westbound Narthbound Southbound
Movement U L T R u L T ] U L T R u L T R
“riority 10 11 12 7 8 14U 1 2 3 4U 4 5 3
Number of Lanes 0 1 0 0 1 0 0 1 1 i} 4] 1 1 1
Conliguration LTR LTR L TR L T R
Volume, V (veh/h) 2 2 46 in 8 2 62 78 34 2 336 | 12
Fercent Heavy Vehicies (%) 3 3 3 2 2 3 E 3
Proportion Time Blocked
Percent Grade (%) Q 0
Right Turn Channelized No Ho No No
Median Type/Storage Undivided
Critical and Follow-up Headways
Base Critical Headway (sec)
Critical Headway (sec)
Base Foliow-Up Headway (seq)
Follow-Up Headway (sec}
Delay, Queue Length, and Level of Service
Flow Rate, v (veh/h) £4 132 €7 2
Caparzity, ¢ (veh/h) 640 351 1174 1457
v/c Ratio ¢.08 038 0.06 0.00
95% Queue Leagth, Qss {veh) 63 17 02 00
Control Defay {s/veh) 171 213 283 75
Lavel of Service, LOS B C A A
Apprcach Delay (s/veh) 111 z13 23 00
Approach LOS B C
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General lnformation Site Information
Analyst MSH Irterseciion Lernmon & Desdar
Agency/Co Solaegui Enginears Jurisdiction Washee County
Date Ferfarmed 12/28/201% - East/West Strest Deodar Wey
Analysis Yesr 2016 . North/South Strest Lemmon Crive
Time Analyzed AM Existing Feak Hour Factor 032 :
interszction Orientation North-South Analysis Time Period (hrs) 0z5
Projact Descpticn
Lanes N
J4;x+»uu
Mar Sireat Nonni-South
Vehicle Volumes and Adjustments
Approach Eastbound . Westbourd Northbound Southbound
Movemernt . U L T R 1) L T R U L T R U L T R
Pricrity 10 11 12 7 8 9 HY 1 2 3 4 4 S 6
Number of Lanes 0 0 0 0 0 0 0 0 1 1} 0 0 1 0
Configuration LR TR o
Volumne, ¥ (veh/h) 0 t ’ 67 1 0 267
Percent Heavy Vehicles (%) 3 3 3
Proportion Time Biozked
Percert Grade (%) ]
Right Turn Channelized No NC Na No
Mecian Type/Storage Undivided
Critical and Follow-up Headways
Base Critical Headway (sec)
Critical Hezdway {se¢
Base Foilow-Up Headway (sec: .
Fallow-Up Headway (sec) , '
Delay, Queue Length, and Level of Service 4
Fiow Rate, v (veh/) 1 0
Capacity ¢ {veh/h) 984 a 1517
v/c Ratio 000 / 000
95% Queue Length, Qe (veh) oo 4]
Control Defay (s/veh) 87 74
Level of Service, LOS A A
Approach Delay (sveh) 87 00
Approach LOS A
Copyright € 2017 University cf Fiorida All Rights Reserved ACS 2010™ TWSC Versicn 6 90 Generated: 1/3/2017 §:13:21 AM
LeDel6ex xtw

' WMPA17-0002 & WRZA17-0001
EXHIBIT C



SO I
AT I
ok (XM

".:;;3:’:1:1\ -3 ,,;2;*'5 K i h..:*g ’}z:¢€'£:;)
General Information Site Information
Anelysi MSH Intereacticn Lemmon & Deodar
Agency/Co. Soiasgul Engineers lurisdiction Washoe County
Dzte Performed 12/28:2916 East/West Strezt Decdar Way
Analysis Yesr 2018 NortiyScuth Strzet Lemmen Drive
Time Analyzed AM Enshing - Project (1 Feak Fouor Facior 092 \
Intersecticn Orizntation Nerth-South Analysis Time Peried (rs) 0.25
Project Description
Lanes
e -
J4 ALY
AL BTN
-k ' i L. ‘
5 > B
45 -
s B -
<H ¥ b s
R 3 7 :' oy I L
\ Vs, "'_ SR y
CoATtEY TR
Vehicle Volumes and Adjustments
Approach Ezstbound Westbound Nzrthboung Southbound
Movement U L T R U L T R u L T R U L T R
Friority 10 11 12 7 8 w i 2 3 4U 4 5
Number of Lanes (4] 4] 0 0 0 0 0 0 1 0 0 0 1 0
Configuration LR TR g
Volume, V (veh/h) 50 2 68 18 1] 268
Percent Heavy Vehicles (%) 3 3 3
Propartion Time Blocked
Percent Grade (%) ¢
Right Turn Channelized No N3 Ne No
Median TypesStorage Undivided
Critical and Follow-up Headways
Base Critical Headway {cec)
Critical Headway (sec}
Base Fellow-Up Headway {sez; -
Follow-Up Headway (se)
Delay, Queue Length, and Level of Service
Flow Rate v (vehb/h) 5¢ 0
Capadity, ¢ (veh/h) 632 1492
v/c Ratio ' 0ce 0.00
S5% Quevue Length, Qss (veh) €3 co
Control Delay (spveh) ! 112 74
Level of Service, LOS g A
Approach Delay (s/veh) 112 00
Approach LOS B
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General Information Site Information
Analyst MSH Intersection Lemmon & Deadar
Agency/Co, Solaegui Engineers Jurisgiction Wasios County
Date Parformec 12/28/2018 East/Wast Strezt Decdar Way
Analysis Year 2026 North/South Sireet Leramon Drive 7]
Timz Analyzad AM Base Fzak Hour Factor 0¢2
intersection Qrizsntation North-South . Anzlysis Time Feriod (hrs) 025
Projact Description
Lanes
JA LA RLY
N
] Js L
2§ £ ‘
SF i
<k -
Y y % X
A9+ yter
Vehicle Volumes and Adjustments
Approach Eastbound Westbound Nerthbourd Southbound
Movement u L T R u L T R 5] L T R U L T R
Priority 10 11 12 7 8 39 () 1 2 3 24 4 5 5
Number of Lanes 0 0 0 0 0 a 0 0 1 0 1} 0 1 0
Configuraticn LR R [xg
Velume, V (veh/h) 1 2 74 2 1 295
Percent Heavy Vehicies ($8) 3 3 3
Proportion Time Blocked
Ferzent Grace (%) 0
Right Turn Channelized No No No Ho
Median Type/Storage Undivided
Critical and Follow-up Headways )
Base Critical Headway (s2¢®
Critical Headway (sec)
Base Follow-Up Hezdway (set ~
Follow-Up Headway (sec)
Delay, Queue Length, and Level of Service ’
Fiow Rate, v {veh/h) 3 1
Capacity, ¢ (veh/h) 807 1507
v/c Ratio : 0.00 000
95% Queue Length, Qu: (veh) 00 ' 60
Control Delay (s/veh) 55 74 ’
Level of Service, LOS A A
Approach Deiay (s/veh) 25 00
Approach LCS A
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General lnformaﬁon Site Informatlon
Analyst MSH Intersectior Lemmon & Ceodar
Agency/Co. Sclaegui Enginzers larisaiction Washoa County
C-ate Sarformed 12;281201¢ . East/Weast Stree: Crendar Way
Analysis Yesr 2026 - North/Scuth Street
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Lanes

CEREN TN
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Approach

Eastbound
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Nerthbound

Southbound
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U L T

U L T R U L

T R U 3 T R
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10 I
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7 8 9 Qe 1

2 3 4u 4 5 €

Number of Lanes

] 0

0 0 0 0 0

1 0 0 0 1 0

Configuration

LR

TR 7

Volume, V (veh/h)

75 19 1 296

Percent Heavy Vehicles (96)

Proportion Time Blecked

Percart Grade (%)

Right Turn Channelized

No

No

Nc

No

Meadizn Type/Storage

Undivided

Critical and Follow-up Headways

E3se Critical Headway (sec)

Critical Headway fcec)

Base Follow-Lp Headwsy (sec)

Follow-Up Fezdway (sec)

Delay, Queue Length, and Level of Service

Flow Rate, v (veh/h)

Capadity, ¢ (veh/h)

€92

1481

v/c Ratio

010
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93% Queve Length, Qs: (veh)
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00

Control Delsy {s/veh)
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74

Level of Service. LOS

Approzch Delay (s/veh)
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00

Approach LOS
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ATTACHMENT D

RESOLUTION OF THE WASHOE COUNTY PLANNING CONMMISSION

ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN, NORTH
VALLEYS MASTER PLAN MAP (WMPA17-0002), AND RECOMMENDING ITS
ADQPTION TO THE BOARD OF COUNTY COMMISSIONERS

Resolution Number 17-01

Whereas, Master Plan Amendment Case Number WMPA17-0002 (Lemmon Valley
Properties) came before the Washoe County Planning Commission for a duly noticed
public hearing on March 7, 2017; and,

Whereas, the Washoe Counly Planning Commission heard public comment and input
from both staff and applicant representatives regarding the proposed master plan
amendment; and,

Whereas, the Washoe County Fianning Commission has given reasoned cansideration
to the information it has received regarding the proposed master plan amendment; and,

Whereas, the Washoe County Planning Commission has made the findings necessary
to suppart adoption of the proposed Master plan Amendment Case Number WMPA17-
0002 as set forth in NRS Chapter 278, Washoe County Code Chapter 110, Article 820,
and the North Valleys Area Plan Policy NV.20.3 as fallows:

Washoe County Code Section 110.820.15 {d) Master Plan Amendment and Narth
Valleys Area Plan Policy NV.20.3 Findings

1. Consistency with Masier 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 (exlstmg or planned) adjacent land uses, and will not adversely
impact the public health, safely or welfare;

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

4, Availability of Facilities. There are or are planned to he adequate transportation,
recreation, utility, and other facilities to accommodate the uses and densities

pernmitted by the proposed Master Plan designation;

5. Desired Pafiern 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 far public services;




ATTACHMENT D

6. Traffic Analysis. A traffic analysis has been conducted that clearly identifies the
impact to the adopted level of service within the North Valleys planning area and the
improvements likely to be required to maintainfachieve the adaopted level of setvice:
and

7. Existing Development. There is no existing development in the North Valleys
planning area, which is subject to the conditions of a special use permit that will
experience undue hardship in the ability to continue ta comply with the conditions of
the special use permit or otherwise to continue operation of its permitted activities:

NOW, THEREFORE, BE IT RESOLVED pursuant to NRS 278.210(3) that {1} the
Washoe County Planning Commission does hereby adopt the propased master plan
. amendment in Master Plan Amendment Case Number WMPA17-0002, comprised of
the maps, descriptive malter and other matter intended to constitute the amendment as
submitted at public hearing noted above and included as Exhibit A; and (2) fo the extent
allowed by law, this approval is subject to the conditions adopted by the Planning
Cammission at the public hearing noted above.

ADOPTED on March 7, 2017
WASHOE COUNTY PLANNING COMMISSION

ATTEST:

7/ bl onbobal]
Carl R/WEbh, Jr., AICP, Secretary James Barnes, Chair

Attachment: Exhibit A — North Valleys Master Plan Map
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WMPA17-0002 Exhibit A
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ATTACHMENT D

RESOLUTION OF THE WASHOE COUNTY PLANNING COMMISSION

RECOMMENDING ADOPTION OF REGULATORY ZQNE‘AMENDMENT CASE NUMBER
WRZA17-0001 AND THE AMENDED NORTH VALLEYS REGULATORY ZONE MAP

Resolution Number 17-02

Whereas, Regulatory Zone Amandment Case Number WRZA17-0001 came befare the Washoe
County Planning Commission for a duly noticed public hearing on March 7, 2017 and,

Whereas, the Washoe County Planmng Commussian heard publiec comment and input from staff
regarding the proposed Regulatory Zone Amendment and :

Whereas, the Washoe Caunty Planning Comrmssxon has given reasoned consideration to the
information it has received regarding the proposed Regulatory Zone Amendment; and,

Whereas, the propesed Regulatory Zone Amendment shall be recommended for adoption
pending adoption of proposed Master Flan Amendment Case Number WMPA17-0002 by the
Washoe County Board of Commissioners and a finding of conformance with the Truckee
Meadows Regional Plan; and, )

Whereas, the Washoe Cuunty Planning Commission has made the flh-dmgs pursuant to NRS
Chapter 278 and WCC110.821.15 (d), necessary to support adoptmn of this propnsed
Regulatary Zone Amendment as follows:

1. Consistency 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. Compatible | and Uses. The proposed amendment will provide for land uses compatible with
(existing or planned} adjacent fand uses. and will not adversely impaet the public hzalth,

safety or welfare.

3. Response to Changed Condiions. The proposed amendment responds to changed
conditions or further studies that have accurred since the plan was adopted by the Board of
Counly Commissioners, and the requested amendment represents a more desirable
utilization of land.

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

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

Plan.

© 6. Desired Pattern of Growth. The proposed amendment will promole the desired pattern for
~ the orderly physical grawth 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 puhblic services.

)
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ATTACHMENT D

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

NOW, THEREFORE, BE IT RESOLVED that the Washoe County Planning Commission does )
hereby recommend adoption of Regulatory Zane Amendment Case Number WRZA17-0001 and
the amended North Valleys Regulatory Zone Map as included as Exhibit A to this Resolution to
the Washoe County Board of Commissianers.

"~ ADOPTED on March 7, 2017.

WASHOE COUNTY PLANNING COMPISSION

ATTEST:
Tl et  Souhflelukamlabolf
Carl R. Wetb, Jr., AICP, Secretary - James Barnes, Chair

Attachment: Exhibit A — North Valleys Regulatery Zone ap



Attachment E

WASHOE COUNTY

PLANNING COMMISSION
Meeting Minutes

Planning Commission Members Tuesday, March 7, 2017

James Barnes, Chair 6:30 p.m.

Sarah Chvilicek, Vice Chair

Larry Chesney

Francine Donshick

Philip Horan

Greg Prough Washoe County Commission Chambers

Carl R. Webb, Jr., AICP, Secretary 1001 East Ninth Street
: Reno, NV

The Washoe County Planning Commission met in a scheduled session on Tuesday,
March 7, 2017, in the Washoe County Commission Chambers, Building A, 1001 East Ninth Street,
Reno, Nevada.

1. Determination of Quorum

Chair Barnes called the meeting to order at 6:32 p.m. The following Commissioners and
staff were present:

Commissioners present: James Barnes, Chair
Sarah Chvilicek, Vice Chair

Larry Chesney
Francine Donshick
Philip Horan
Absent: Greg Prough
Staff present: Trevor Lloyd, Senior Planner, Planning and Development

Roger Pelham, MPA, Senior Planner, Planning and Development
Eric Young, Senior Planner, Planning and Development

Jim Smitherman, Water Resources Program Manager, Western
Regional Water Commission

Dwayne E. Smith, Director, Engineering and Capital Projects
Nathan Edwards, Deputy District Attorney, District Attorney’s Office
Katy Stark, Recording Secretary, Planning and Development
Kathy Emerson, Administrative Secretary Supervisor, Planning and
Development

2. *Pledge of Allegiance
Commissioner Horan led the pledge to the flag.

3. *Ethics Law Announcement
Deputy District Attorney Edwards provided the ethics procedure for disclosures.

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.washoecounty.us/csd/planning_and_development



4. *Appeal Procedure

i Trevor Lloyd, Planner, recited the appeal procedure for items heard before the Planning
Commission.

5. *Public Comment

Chair Barnes opened public comment. Tammy Still, 11493 Tupelo Street, presented a
handout, which was placed on file with the Clerk. She said she represented herself, fellow
residents and flood victims of Lemmon Valley. She read from her handout outlining the runoff
and flooding in Lemmon Valley, flood plans, flood control options, 2010 flood mitigation report
and violations of County Code.

Janice Hunt, 175 Judy Way, stated her concern was about garbage collection. She said
she was doing her part for the environment and felt the Commission failed in their due diligence
with regard to the size of the containers. She felt if she was a family of 30 she could fill the trash
can full, but she would not fill one that size in six months, yet she was paying more. She
wondered if there were any other size containers available and appropriate prices. She did not
know why the size of the containers was changed and she had attended the meetings voicing
her opposition; however, her voice was not heard.

Brigette Harmon, 9320 Arrowhead Way, stated her concerns about the environmental
impact from the Swan Lake Conservatory Study, which she felt changed the environmental
outlook. She said she took the 1986 report, which was a basic layout of the natural status of
Lemmon Valley and overlaid the Master Plan. She requested an environmental impact report
from the Mayor of Reno and it was granted. She was asking this committee to put a moratorium
on any special permits until that study had been done.

Chris Rasiv, 7565 Hillview Drive, was concerned about dumping all the traffic on to
Estates Road, because it was a narrow road and when they tried to get out during school hours,
it was tough. He did not know why they would put a pipeline through everyone’s front yards to
deliver water to a development when they were all on wells and had been forever. He said the
Commission should consider the people who were already lived there before granting a permit
to allow someone to bring in water through people’s front yards.

Andrea Corbett, 11585 Heartpine Street, said when she purchased 13 years ago she
loved the idea of being in a rural area and being able to maintain a country lifestyle. She said
she was concerned about over growth in the North Valleys and about the potential of thousands
of cars being on US Highway 395. She stated it took her an hour and a half to get 10 miles
when they had the last snow storm. She hoped that the negative impacts would be taken care of
before any more building took place.

Bill Austin, 11850 Pepper Way, said he had been in the Reno area for almost 45 years
and had seen a lot of draught and very little water, until this year. He said he did not trust
developers; they came in and then left. He noted they had a third-world open pond situation in
Lemmon Valley and he thought there was a problem with the Stead Unit, but that might be
under Reno. He said there was no storage for water and the County would have to start
addressing that. He had worked in construction since the 1950s and he built and designed
sewer systems and if they failed it could be dangerous.

Chair Barnes closed public comment.
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6. Approval of Agenda

In accordance with the Open Meeting Law, Commissioner Chvilicek moved to approve the
Agenda for the March 7, 2017 meeting. Commissioner Donshick seconded the motion, which
carried unanimously with Commissioner Prough absent.

7. Approval of February 7, 2017 Draft Minutes

On motion by Commissioner Chvilicek, seconded by Commissioner Chesney, which
carried unanimously with Commissioner Prough absent, it was ordered that the minutes for
February 7, 2017 be approved.

8. Planning Items

A. Possible action to approve a resolution of Appreciation of Service for Greg Prough
and to authorize the Chair to sign the resolution on behalf of the Planning
Commission.

Chair Barnes stated he felt Commissioner Prough had done an excellent job and the
Commission was going to miss him. Trevor Lloyd, Planner, read the resolution into the record.

Chair Barnes called for public comment. Hearing none, he closed public comment and
called for a motion.

On motion by Commissioner Chvilicek, seconded by Commissioner Donshick, which
carried unanimously with Commissioner Prough absent, it was ordered to adopt the Resolution,
which is attached hereto and made a part hereof.

B. Possible action to approve a resolution of Appreciation of Service for Bill Whitney
and to authorize the Chair to sign the resolution on behalf of the Planning
Commission.

Chair Barnes stated he worked with Mr. Whitney since the 1990s and had always found
him very easy to work with and very knowledgeable. Trevor Lloyd, Planner, read the resolution
into the record.

Bill Whitney thanked the Commission for the Resolution. He said he knew the Planning
Commission would be in good hands with Bob Webb, Nate Edwards and the administrative staff
to help with meetings and the Planning and Development Division had a committed and talented
staff to assist the commission in making difficult decisions. He encouraged the Commission to
never underestimate their importance. Each of the commissioners and DDA Edwards took a
moment to state their respects to Mr. Whitney and thanked him for his service. Mr. Cobb stated
he had the honor of working with Mr. Whitney for 16 years and he commended him for his
service.

Chair Barnes called for public comment. Hearing none, he closed public comment and
called for a motion.

On motion by Commissioner Chesney, seconded by Commissioner Donshick, which
carried unanimously with Commissioner Prough absent, it was ordered to adopt the Resolution,
which is attached hereto and made a part hereof.

*C. Report on 2035 Regional Water Balance Model projections of water supply and
demand, wastewater flow and treatment capacity, water reclamation and effluent
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disposal capacity — Presentation by Jim Smitherman, Water Resources Program
Manager.

Jim Smitherman, Western Regional Water Commission and Northern Nevada Water
Planning Commission, stated John Enloe from the Truckee Meadows Water Authority (TMWA)
was also present. He went through his presentation, which was placed on file with the Clerk.

Mr. Enloe, Director of Natural Resources, Truckee Meadows Water Authority, went
through his portion of the presentation that was placed on file with the Clerk.

Commissioner Horan asked how water storage capacity could grow over time. Mr. Enioe
stated it was the amount of storage that TMWA was able to accumulate for draught purposes,
which they carried over from year to year. He noted that in 2015 when all of the lakes were way
down, TMWA had quite a bit of water stored for the benefit of this community. He said to put it
into perspective, 2015 was the worst year on record and they used 11,600 acre feet of that
storage and they had over 40,000 acre feet of storage capacity available.

Mr. Smitherman stated the average single family home produced about 200 gallons per
day of wastewater, In the South Truckee Meadows, the difference between the current flow to
that wastewater treatment plant and the plant capacity was about 900,000 gallons per day. He
said facility planning for wastewater treatment plants was very complex, but before those
numbers were applied when reviewing tentative maps, he would check with the wastewater
engineers because they could give the Commission the details for the facility plans that he could
not. He stated the only facility they could realistically reduce to a number of units was the
Spanish Springs collection system, because that was controlled by an agreement with the City
of Sparks for capacity at the Truckee Meadows Water Reclamation Facility. He said plant
expansions cost a lot of money and the treatment expansion in the South Truckee Meadows
that would be needed by 2021 or 2022 was estimated to be about $50 to $60 million. He said
when someone planned to expand a wastewater treatment plant, they also had to plan to
expand the capacity to reuse or dispose of the treated effluent that was discharged from the
plant. He continued with his presentation and finished by stating that when this Commission was
presented with a development plan or tentative map, it would come with a commitment from
service providers and that commitment to serve would involve a lot of rigorous analysis from
engineers and people who were very knowledgeable.

There was no action taken on this item.
Chair Barnes left the meeting and Vice Chair Chvilicek assumed the gavel.

9. Public Hearings

A. Tentative Map Case Number WTM16-002 (Golden Mesa North) - Hearing,
discussion, and possible action to approve the subdivision of two parcels totaling 119.76
acres into a 115 lot subdivision.

and,

Special Use Permit Case Number WSUP16-0002 (Golden Mesa South Sewer Lift
Station) — Hearing, discussion, and possible action to approve special use permit for a
sewer lift station to support the development of the Golden Mesa North Subdivision.

e Applicant: Moonlight Hills Estates, LLC.
e Location: North of Golden Valley Road and East of Estates Drive
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o Assessor’s Parcel Numbers: 552-050-01; 552-092-19; 552-100-01
e Parcel Size: 119.76  Acres (WTM16-002) and 35.16 Acres
(WSUP16-0002)
Master Plan Categories: Suburban Residential and Rural
o Regulatory Zones: Low Density Suburban (LDS) (maximum allowed

density 1 dwelling per acre) on +/-116 acres and
General Rural (GR) (maximum density is 1 dwelling per
40 acres) on +/-2.79 acres

e AreaPlan: North Valleys

e Citizen Advisory Board: North Valleys

o  Development Code: Article 608, Tentative Subdivision Maps, and Article
810, Special Use Permits

e  Commission District; 5 — Commissioner Herman

¢ Section/Township/Range: Sections 11, T20N, R19E, MDM,
Washoe County, NV
e Prepared by: Trevor Lloyd, Senior Planner
Washoe County Community Services Department
Planning and Development Division
e Phone: 775.328.3620
e E-Mail: tlloyd@washoecounty.us

Vice Chair Chvilicek opened the public hearing. She asked if the Commissioners had
any disclosures. Commissioner Horan stated he received a phone call from someone involved
with the Applicant and he declined to discuss the item with them. Vice Chair Chvilicek stated
she received a voice mail, but did not respond to the representative. Commissioner Donshick
stated she lived in Golden Valley and was the President of the Golden Valley Property Owners
Association. She said the Applicant came to the property owners meeting and she was also
present at the North Valley Citizen Advisory Board (CAB) meeting when the Applicant spoke.
She said she personally received a copy of a couple of the emails that were in the packet, but
she did not reply to anyone directly. DDA Edwards asked if Commissioner Donshick could
describe what that association looked like in terms of their membership and if it was a
Homeowner’s Association that would be collecting mandatory assessments from any new units
that were in the area. Commissioner Donshick responded it was more an information type of
association for anyone who lived there. She said they collected voluntary dues to help them put
out newsletters, transcribe minutes and put out dumpsters, but it was not required. DDA
Edwards asked if the association stood to gain mandatory property assessments if new units
were approved. Commissioner Donshick stated no, she was under the impression the new
development would be under CC&Rs and their own homeowner's association. DDA Edwards
asked if any of her involvement in that association would prevent her from being impartial on
this matter. Commissioner Donshick stated she felt she could be.

Trevor Lloyd, Senior Planner, presented his staff report. Vice Chair Chvilicek opened up
questions to the Commission. Commissioner Donshick asked where the equestrian path was
going to be and the width. Mr. Lloyd stated he could not give her the exact location; the
Applicant would give her that information. Commissioner Donshick said in the traffic study there
was no mention of any access on to Brave Lane; however, the staff report showed an access
road on to Brave Lane. She questioned the validity of the traffic study if the access points had
changed. Mr. Lloyd stated he went off the proposal and there was access off of Brave Lane, but
he also thought the Applicant could answer those questions better.

Vice Chair Chvilicek said she had questions regarding the Area Plan and references to
curb and gutter. She asked if the Area Plan superseded everything else. Mr. Lioyd stated that
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was correct. He said it was mentioned that natural v ditches were encouraged, but they were
not required. Vice Chair Chvilicek said she assumed he had driven in the area and wondered if
he had seen a lot of sidewalks. Mr. Lioyd stated there really were not very many. He mentioned
the exterior of the property would keep the natural ditches in place and there would not be
sidewalks on the outside of the development. Vice Chair Chvilicek said the bottom line was that
everything would end up on Golden Valley Road. Mr. Lloyd stated that was also his
understanding. Vice Chair Chvilicek said she did not see that addressed in terms of the traffic
load on Golden Valley Road and then subsequently on to US Highway 395. Mr. Lloyd stated
that was where the traffic would load and there were concerns with the volume of traffic
currently, especially on US Highway 395. His hope was that there were future plans in the works
to address those-concerns, because there were traffic issues throughout the North Valleys.

Vice Chair Chvilicek asked Mr. Lloyd to explain that a tentative map was the beginning
of a very long process. Mr. Lloyd said this would not happen overnight; typically a subdivision of
this type took quite a while before the first final map was recorded and construction would begin.
Even in this situation they were looking at a phased development and this case may have
several phases. He said there were some tentative maps similar to this that had been ongoing
10 to 20 years and that could very likely happen in this case.

Mimi Fugii-Strickler, Golden Mesa North, stated as staff pointed out this project was
located at the corner of Golden Valley Drive and Estates Road. She went through her
presentation, map, and description of the project.

Commissioner Horan asked about the revised flood plain. Ms. Fugii-Strickler showed the
old plain and where the new plain was located. Commissioner Horan asked if it had been run
through FEMA. Ms. Fugii-Strickler stated Washoe County was reviewing the Conditional Letter
of Map Revision and that would be forwarded to FEMA for final review. Vice Chair Chvilicek said
until the flood plain revisions were approved, the existing flood plain was what was on the books
and drove the development in that area. Ms. Fugii-Strickler stated that was correct.

Commissioner Donshick stated she wanted on the record the traffic study that was
originally supplied did not state any access going on to Brave Lane and that there was access
going on to Indian Lane. She was concerned about the validity of the traffic study because now
they were talking about going out Brave Lane, down Rain Dance Way and out Spearhead Way
and that changed the traffic impact along Golden Valley Road.

Loren Chilson, Traffic Works, stated the traffic study included Brave Lane for the
tentative map. He said only about four or five lots were on that side and that was about the
amount of traffic that would go out Brave Lane and over to Spearhead Way. He said it carried
so few trips that it was deemed an unnecessary intersection to study. Commissioner Donshick
stated she wanted on the record that originally the traffic study listed the Golden Valley Road
traffic at 40 mph, when it was only 35 mph. Mr. Chilson stated they had corrected that and it did
not affect the conclusions or the level of service analysis. Commissioner Donshick asked about
turnarounds for safety. She knew that Waste Management, FedEx and UPS could get around
there, but she wondered what kind of room was being made for emergency vehicles at the end
of each of those roadways.

Gary Guzelis, Axion Engineering, stated they were leaving access the way it was on the
east side of their lots. He said they would do whatever the Fire District said they had to do for
fire access. Vice Chair Chvilicek stated the Truckee Meadows Fire Protection District (TMFPD)
shall meet requirements of Washoe County Code 16 including cul-de-sacs at 50 foot radius and
fire flows at 1,000 to 1,500 gallons per minute and that the CC&Rs shall be submitted to the
TMFPD for approval. She asked how fire truck radius turnaround issues would be addressed.
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Mr. Lloyd stated that each one of the final maps submitted would go under strict scrutiny by all
~ of the reviewing agencies, one of which was the TMFPD and clearly that would be addressed
with the final map.

Commissioner Donshick asked about clarification on the retaining wall that would be
going at the north side of the project. She said there was a lot of flood water coming off the BLM
property in that area and she was curious how 140 feet was determined and how they would
make sure it was captured and channeled where they wanted it to go. Also, she said there were
going to be ditches coming down Estates Road along those driveways on the east side. Mr.
Guzelis stated their proposal was to intercept that water along the northern property line and the
channel would take part of the water through the subdivision down to the south and some of it
on the westerly half would go to Estates Road after it went through the retention pond. He
stated the retaining wall was because he could not quite fit the size of the channel he wanted in
there on the north side.

Commissioner Donshick stated in some of the previous developments that were allowed,
a disclosure was made that even though with all the funding coming in there was no guarantee
the people moving in would be allowed to go to the closest school and she wondered why that
was not put in this project. Mr. Lloyd stated the disclosure in the past had been a condition of
the Washoe County School District (WCSD) and they did not feel it was necessary to disclose
that with this application. He said it might have to do with their plan for a multi-track year.
Commissioner Donshick stated it said on their strategies and assignments, the closest
elementary school with available capacity may be used for students in this development, but
they were saying these students may not be able to go to the closest schools. Mr. Lloyd stated if
she felt comfortable and would like to add that condition then the Commission could.
Commissioner Donshick stated she thought they needed to add that condition. Commissioner
Horan said he agreed with Commissioner Donshick and felt Mr. Lloyd should talk to the School
District and make that a condition in all future developments.

Commissioner Donshick stated she saw they were going to be putting in a lift station and
it was going to be sized to possibly serve other areas. If for some reason there was a
catastrophe and some of the septic people had to convert, would it be upsized to accommodate
flows from neighboring existing homes. Mr. Guzelis said they did not want to over design the lift
station because it would not function properly. He did not know how many homes would be
hooking in, but they could replace the pumps and move more sewage out of the area. The
infrastructure was already in place on Golden Valley Road and he believed it had more capacity
than was being used right now. Mr. Lloyd stated in his discussions with their utility experts, he
mentioned that the sizing of the pipes could accommodate additional capacity.

Commissioner Chesney asked how much storm water runoff and drainage capacity they
would have to hold on the site without it eventually going down to Swan Lake. Mr. Guzelis
believed they would have to retain the increased volume of flow for a 10-day storm.

Commissioner Horan stated in an earlier public comment, there was a reference to
Washoe County Code 110.416.57 and he asked legal counsel to comment on the validity of the
statement as to whether it was a violation or not. DDA Edwards stated there were seven
subsections in that Code section and the issue they were discussing right now was mitigation,
which was under the first subsection. He said any project that created displacement when it
came to storm water discharge had to be limited to pre-development conditions related to peak
flows and had to provide flood storage volume mitigation to achieve no adverse impact. In other
words, whatever the impacts were right now, when they built it out, it had to hold enough water
in a flood event to not increase flooding on the downhill properties. He said he understood in the
staff report that the assessment at this point was that it met the requirements.
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Dwayne Smith, Director of Engineering and Capital Projects, stated the question was
complicated because what they were experiencing right now in the region was a lot of pain and
suffering in certain areas and certainly within the enclosed hydro basins of Swan Lake and
potentially Silver Lake and White Lake. He said that all of their development codes were
predicated and required that new development mitigate the impacts of storm water. Storm water
was different and there was no way they could design, build or anticipate flood waters that could
impact a community. What they did have was minimum requirements for storm water impacts.
This Applicant, just like any other, submitted their tentative map and using Washoe County
Development Code, they verified they met those minimum requirements. This project was
located in an area that ultimately drained to a closed basin (Swan Lake). He said the
engineering analysis identified the routing and the retention required so that on-site flows, after
construction, did not exceed their off-site flows. He noted they went the further step to mitigate
those volume impacts, because those were two different distinct things. The Engineering
Condition 2vv required that the increase storm water runoff generated from this project be
mitigated through a volume metric approach, which was a requirement when the final maps
came in and his department would make sure they were adhered to through this review
process. Commissioner Horan questioned the ability to measure that and condition it.

Vice Chair Chvilicek stated with the existing FEMA map being significantly larger than
the one that was drawn on the tentative map, how would that get mitigated, because there was
development within that expanded flood plain as it was recorded in FEMA maps currently. Mr.
Smith said the Applicant went through a process to evaluate those existing flood runoffs,
existing volumes of water that came into the FEMA designated floodplain and their impact to it.
Through that process they had been able to identify they could take that floodplain through their
property. They were not changing the floodplain upstream of their property, they were taking the
same volumes of water that was running off of the upstream property; they were accepting
those storm water flows on to their property; they were providing routing through their property
in an engineered and designated fashion from the existing natural floodplain; and, then on the
west side of the property broaden out that flow to meet the existing and unchanged FEMA
floodplain to the west.

Commissioner Horan asked if the same thought processes and conditions applied
further north at Lemmon Valley. Mr. Smith stated all new development within Washoe County
was conditioned to meet the current Code requirements at the time it was submitted. Any
project that came in today anywhere would have to meet those same requirements. Mr. Smith
said through time and understanding and through better modeling techniques, those
requirements had changed and increased and the additional engineering condition was a
perfect example of that outcome.

Vice Chair Chvilicek opened up public comment. Jeff Nichols, 3145 Indian Lane; Tom
Whobrey, 3125 Indian Lane; Wes Fletcher, 7225 Remington Road; Ray Lake, 620 Colt Drive;
Susan Terry, 3305 Indian Lane; Roger Edwards, 3405 War Paint Circle; Carlos Archuleta, 7095
Estates Road; Dylan Etchegaray, 3170 Indian Lane; Neal Cobb, 7660 Hillview Drive; Bill Rosa,
7615 Estates Road; Scott Bauer, 7850 Tamra Drive; Maryl Etchegaray, 3170 Indian Lane; Dan
Ariaz, 7575 Tamra Drive; Jennifer Bole, 7545 Vista View Drive; and, Diane Garland, 7565
Estates Road appeared before the Commission to voice their concerns, which included the
following: country living lifestyle, bridle paths, traffic, adjacent BLM property, a petition, access,
safety for horse riders and pedestrians, common open space, the North Valleys Vision and
Character Statement, annexation into the City, hook up to City water and sewer, recharge fees,
NDOT, US Highway 395, service levels, number of homes per acre, domesticated animals,
equestrian trail, coyote territory, mosquitos, flood zone, FEMA, four-way stop or stop light at the
intersection, unique park and arena, water quality, regeneration project, pumping station,
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retaining walls, vaccination for horses, retention ponds, school capacity and the Health
Department.

The Commission took a five minute break.

Vice Chair Chvilicek closed public comment and brought the discussion back to the
Commission. Commissioner Horan asked if the flood zone had been changed for anyone. Mr.
Lloyd stated there was an application request for a map amendment, which was going through
Washoe County; however, he said he did not believe it would change any flood maps. David
Westoph, Dew Hydrology, stated when they prepared the revised floodplain map, they did not
add any additional lots. He said he would check on it and make sure it was corrected.
Commissioner Horan said there was a question raised about water quality. Mr. Lloyd said
TMWA was now the purveyor of water and they tested all the time to make sure the quality of
the water was maintained. Commissioner Horan asked if the equestrian trail was on a private
street. Mr. Lloyd stated along both Spearhead Way and Arrowcreek were public access
easements and what they requested was the applicants provide an equestrian trail. He said it
may or may not be included inside of that easement, but it would be on the Applicant’s property
and they would ensure there was adequate width access for a roadway. Commissioner Horan
asked if all the streets they were talking about met current Code or would meet the Code as far
as width. Mr. Lloyd said they would have to meet Code in order for Washoe County to accept
dedication.

Commissioner Chesney asked if the equestrian trail would allow those folks who were
under the impression they would not have unfettered access to the BLM land to have access to
the BLM land. Mr. Lloyd said that was a concession the Applicant was willing to make. He said
they discussed it before the condition was imposed and there would be access that went directly
from the south to the BLM property to the north. Commissioner Chesney asked if there were
any plans in the future to alleviate any of the traffic congestion or did the traffic study satisfy the
engineer’s requirements for adequate flow. Mr. Smith stated the traffic study that was performed
for the project identified those impacts, but it did not raise the level of services to the point to
which warrants were met for signalized or other intersection considerations on Golden Valley
Road.

Commissioner Donshick said there was a lot of concern regarding Estates Road, which
was currently at 35mph. She wondered if there would be an option to lower the speed limit to
slow down the volume. Mr. Smith stated his department would look into that and if the
conditions met certain requirements and was justified, they would consider it. Commissioner
Donshick asked where the left-hand turn lane would be going south on Estates Road. Mr. Smith
stated the lane was proposed but not accepted by staff, so it was not part of the project.
Commissioner Donshick asked if at this time there were plans to make any changes to Golden
Valley Road regarding the flow or added traffic because it did not warrant it. Mr. Smith stated
that was correct. Commissioner Donshick asked what it would take to be able to warrant a
change. Mr. Smith stated they would have to experience the post condition, after it was
constructed, do additional traffic studies for the actual conditions and see how those might
change or impact the residents.

Commissioner Donshick said the staff report clearly stated staff included a condition
requiring that future homeowner’'s sign a disclosure statement regarding the existence of
livestock and the potential for accompanying noise and odor within the immediate area. Mr.
Lloyd stated that was correct.

Vice Chair Chvilicek stated this project would be through TMWA for public water and
public sewer and there would be no individual wells and septic systems. Mr. Smith stated
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TMWA would be the water provider and the County and the City of Reno would be the sewer
purveyors. Vice Chair Chvilicek asked if these homes would have fo contribute to the recharge
for the wells in Golden Valley. Mr. Smith stated the recharge program was set up for those that
utilized domestic wells within the hydro basin and because these homes were on municipal
water and municipal sewer they would not be part of the recharge program. Vice Chair Chvilicek
said the condition Commissioner Donshick just read in terms of homeowner’s being put on
notice, she would like consideration of an additional condition to have the CC&Rs include that
the homes comply with the Golden Valley Neighborhood Area Plan. Mr. Lloyd stated he
recommended the Commission amend the new condition (1R) to include a provision requiring
the CC&Rs address each of those provisions.

Vice Chair Chvilicek closed the public hearing and called for a motion.

Commissioner Chesney moved 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 approve Tentative Subdivision Map Case Number
WTM16-002 for Golden Mesa North, with the Conditions of Approval included as Exhibit A to
this matter, having made all ten findings in accordance with Washoe County Code Section
110.608.25, with the inclusion of the additional condition 1r, 2vv and the school district
disclosure statement. Commissioner Horan seconded the motion, which carried unanimously
with Chair Barnes and Commissioner Prough absent.

1) Plan Consistency. That the proposed map is consistent with the Master Plan and any
specific plan; WTM16-002 & WSUP16-0002 GOLDEN MESA Washoe County Planning
Commission Staff Report Date: February 13, 2017 Tentative Subdivision Map Case Number
WTM16-002 & Special Use Permit Case Number WSUP16-0002 Page 16 of 17;

2) Design or Improvement. That the design or improvement of the proposed subdivision is
consistent with the Master Plan and any specific plan;

3) Type of Development. That the site is physically suited for the type of development
proposed;

4) Availability of Services. That the subdivision will meet the requirements of Article 702,
Adequate Public Facilities Management System;

5) Fish or Wildlife. That neither the design of the subdivision nor any proposed
improvements is likely to cause substantial environmental damage, or substantial and
avoidable injury to any endangered plant, wildlife or their habitat;

6) Public Health. That the design of the subdivision or type of improvement is not likely to
cause significant public health problems;

7) Easements. That the design of the subdivision or the type of improvements will not
conflict with easements acquired by the public at large for access through, or use of property
within, the proposed subdivision;

8) Access. That the design of the subdivision provides any necessary access to
surrounding, adjacent lands and provides appropriate secondary access for emergency
vehicles;

9) Dedications. That any land or improvements to be dedicated to the County is consistent
with the Master Plan; and

March 7, 2017 Washoe County Planning Commission Meeting Minutes Page 10 of 19



10) Energy. That the design of the subdivision provides, to the extent feasible, for future
passive or natural heating or cooling opportunities in the subdivision.

And,

Commissioner Chesney moved 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 approve Special Use Permit Case Number WSUP16-
002 for Golden Mesa South Sewer Lift Station, with the Conditions of Approval included as
Exhibit A to this matter, having made all five findings in accordance with Washoe County Code
Section 110.810.30 with the inclusion of the additional condition 1r, 2vv and the school district
disclosure statement. Commissioner Horan seconded the motion, which carried unanimously
with Chair Barnes and Commissioner Prough absent.

1) Consistency. That the proposed use is consistent with the action programs, policies,
standards and maps of the Master Plan and the North Valleys Area Plan;

2) Improvements. That adequate utilities, roadway improvements, sanitation, water supply,
drainage, and other necessary facilities have been provided, the proposed improvements
are properly related to existing and proposed roadways, and an adequate public facilities
determination has been made in accordance with Division Seven; WTM16-002 & WSUP16-
0002 GOLDEN MESA Washoe County Planning Commission Staff Report Date: February
13, 2017 Tentative Subdivision Map Case Number WTM16-002 & Special Use Permit Case
Number WSUP16-0002 Page 17 of 17;

3) Site Suitability. That the site is physically suitable for a sewer lift station, and for the
intensity of such a development;

4) Issuance Not Detrimental. That issuance of the permit will not be significantly detrimental
to the public health, safety or welfare; injurious to the property or improvements of adjacent
properties; or detrimental to the character of the surrounding area;

5) Effect on a Military Installation. Issuance of the permit will not have a detrimental effect on
the location, purpose or mission of the military installation.

B. Master Plan amendment Case Number WMPA17-0002 and Regulatory Zone
Amendment Case Number WRZA17-0001 (Lemmon Valley Properties) - Hearing,
discussion, and possible action to approve.

1) An amendment to the North Valleys Area Plan Master Plan Map that reconfigures the
location of Rural (R) and Suburban Residential (SR) Master Plan Categories on six parcels
to conform more closely to the topography of the area. If approved, the amendment would
change +25.3 acres of the property currently designated Rural to Suburban Residential and
would change +25.3 acres of the property currently designated Suburban Residential to
Rural. The overall amount of acreage on the property of acreage designated Rural will
remain the same at +139.816 acres and the amount of acreage designated Suburban
Residential will also remain the same at £68.797 acres; and

2) An amendment to the North Valleys Regulatory Zone Map that reconfigures the location
of General Rural (GR, 1 dwelling per 40 acres) and Medium Density Suburban (MDS, 3
dwellings per acre) regulatory zones on six parcels to conform more closely to the
topography of the area. If approved, the amendment would change +25.3 acres of the
property currently zoned GR to MDS and would change +25.3 acres of the property zoned
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MDS to GR. However, the overall amount of acreage on the property zoned General Rural
will remain the same at +139.816 acres and the amount of acreage zoned Medium Density
Suburban will also remain the same at +68.797 acres.

Applicant:
Property Owner:

Location:

Assessor's Parcel Numbers:

Parcel Sizes:
Master Plan Categories:
Regulatory Zones:

Area Plan:
Citizen Advisory Board:
Development Code:

Commission District:

JDS, LLC, Attn: Derek Larson, 7500 Rough Rock
Road, Reno, NV 89502

Juan and Linda Arevalo, 6012 Valley Flower Street,
North Las Vegas, NV 89081

1200 Estates Road, adjacent to, and south of, the
intersection of Lemmon Drive and Deodar Way,
extending south to Bernoulli Street, in the Lemmon
Valley area

080-730-18, 080-730-19, 080-730-21,
080-635-02 and 552-210-07

+208.615 acres total

Rural ® and Suburban Residential (SR)
General Rural (GR) and Medium Density Suburban
(MDS)

North Valleys

North Valleys

Article 820, Amendment of Master Plan and Article
821, Amendment of Regulatory Zone

5 — Commissioner Herman

080-635-01,

Portions of Section 3, T20N, R19E, and Sections 34
and 35, T21N, R19E, MDM,

Washoe County, NV

Roger Pelham, MPA, Senior Planner

Washoe County Community Services Department
Planning and Development Division

e  Section/Township/Range:

e Prepared by:

e Phone: 775.328.3622
e E-Mail: rpelham@washoecounty.us

Vice Chair Chvilicek opened the public hearing and asked for any Commission member
disclosures. Commissioner Donshick stated she was contacted by Manhard Consulting, but she
declined to speak with them. She was also at the North Valleys Citizens Advisory Board (CAB)
meeting when this was discussed. Roger Pelham, MPA Senior Planner, presented his staff
report.

Commissioner Donshick asked what the hydrology was for the area, and once they built,
where would that water go and would it impact any of the other areas around it. Mr. Pelham
stated this was the first step in a very long process and they were just getting the number that
might be constructed in terms of dwellings. He said when the tentative map came forward the
drainage would be addressed.

Commissioner Horan asked why this was not done to start with. Mr. Pelham responded
we had better information now then we had when these maps were originally drawn and their
knowledge of exactly where the slopes were was better. He stated he was not able to identify a
significant detriment associated with the request that would lead him to recommend denial.
Commissioner Horan asked if there were any insignificant issues. Mr. Pelham stated when he
received a phone call saying the property was under three feet of water, he did a site inspection
and one of the intersections that would be one of the access points was flooded. He said that
was not the only access, nor the primary access to what would potentially be a subdivision.
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Commissioner Horan asked if the Commission approved the change would it change flooding
from happening. Mr. Pelham stated it would not change the water; they were only changing the
location of the density of potential development.

Vice Chair Chvilicek opened up discussion to the Applicant. Chris Baker, Manhard
Consulting, presented his PowerPoint presentation. He said the intersection that was flooded
would not access any portion of the development; it was currently zoned MDS and they were
not proposing to change it.

Vice Chair Chvilicek opened public comment. Janice Hunt, 175 Judy Lane, discussed
the closed roads, pumps that were flooded and homes that were flooded. She said this was
maybe too early in the whole idea of putting things forward, but was not sure why the traffic on
US Highway 395 had not been looked at in a real way. She explained that if you ever tried to get
to work at any time between 7:30 am and 10:00 am you had to leave your house 45 minutes
early on a normal 15 minute drive. She asked whatever happened to the idea of building
schools first and then add the people. She said it was a closed basin and all the water from the
new development would come right down into her area. She stated that every time it rained,
they had problems with their sewer and they had problems with the storm drains. She proposed
to put the development where it was zoned and not change the zoning and move the
development.

Danny Cleous, 11630 Tupelo Street, stated this would just add more into the basin and
the water problems. He said Washoe County did not take care of Lemmon Valley; the people
took care of Lemmon Valley. He spoke about all the water and the flooding in the area and
questioned why they could not build on the hill. He thought the problems in that area should be
fixed before there was more development.

Vice Chair Chvilicek closed public comment and opened discussion to the Commission.
Commissioner Donshick stated this was not changing a development; the area had already
been approved for the homes and all they were doing was changing the location on the property
where the homes would be. She said with the new mapping, they were saying this would be
closer to the Code regarding slopes. Mr. Pelham stated that was correct; in his opinion this
would implement the policies of the North Valleys Area Plan by putting planned development on
slopes that were 15 percent less rather than 30 percent and more.

Vice Chair Chvilicek called for a motion.

Commissioner Chesney moved 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 adopt the resolution contained at Exhibit A to this staff
report to amend the Master Plan as set forth in Master Plan Amendment Case Number
WMPA17-0002 having made the following four findings in accordance with Washoe County
Code Section 110.820.15(d) and two further findings required by the North Valleys Area Plan at
Policy NV.20.3 (included as number 6 and 7, below). | further move to certify the resolution and
the proposed Master Plan Amendments in WMPA17- 0002 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. The resolution is attached hereto and
made a part hereof. Commissioner Donshick seconded the motion, which carried unanimously
with Chair Barnes and Commissioner Prough absent. (

1) Consistency with Master Plan. The proposed amendment is in substantial compliance
with the policies and action programs of the Master Plan;
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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 Changed Conditions. The proposed amendment responds to changed
conditions or further studies that have occurred since the plan was adopted by the Board of
County Commissioners, and the requested amendment represents a more desirable
utilization of land;

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

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

6) Traffic Analysis. A traffic analysis has been conducted that clearly identifies the impact to
the adopted level of service within the North Valleys planning area and the improvements
- likely to be required to maintain/achieve the adopted level of service.

7) Existing Development. There is no existing development in the North Valleys planning
area, which is subject to the conditions of a special use permit that will 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.

And,

Commissioner Chesney moved 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 adopt the resolution contained at Exhibit B to
recommend adoption of Regulatory Zone Amendment Case Number WRZA17-0001 to the
Washoe County Board of Commissioners having made all of the following findings in
accordance with Washoe County Code Section 110.821.15. | further move to certify the
resolution and the proposed Regulatory Zone Amendment Case Number WRZA17-001 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. The
resolution is attached hereto and made a part hereof. Commissioner Donshick seconded the
motion, which carried unanimously with Chair Barnes and Commissioner Prough absent.

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

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

3) Response to Change Conditions; more desirable use. The proposed amendment
responds to changed conditions or further studies that have occurred since the plan was
adopted by the Board of County Commissioners, and the requested amendment represents
a more desirable utilization of land.
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4) Availability of Facilities. There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommodate the uses and densities permitted by
the proposed amendment.

5) No Adverse Effects. The proposed amendment will not adversely affect the
implementation of the policies and action programs of the Washoe County Master Plan. 6.
Desired Pattern of Growth. The proposed amendment will promote the desired pattern for
the orderly physical growth of the County and guides development of the County based on
the projected population growth with the least amount of natural resource impairment and
the efficient expenditure of funds for public services

C. Development Code Amendment Case Number WDCA16-0001 (Wholesaling,
Storage and Distribution) — Hearing, discussion, and possible action to recommend
approval of an amendment to the Washoe County Code at Chapter 110 (Development
Code), Article 302, Table of Uses 110.302.05.4 (Industrial Use Types) to the Washoe
County Board of County Commissioners to allow the Wholesaling, Storage and Distribution
March 7, 2017 Washoe County Planning Commission Notice of Meeting and Agenda Page
5 of 5 Industrial Use Type (Heavy) as defined in WCC Section 110.304.30 in the General
Rural (GR) regulatory zone with a minimum lot size of 40 acres and a Board of Adjustment
approved Special Use Permit. The Wholesaling, Storage and Distribution use type is defined
in WCC Section 110.304.30() and generally refers to businesses or establishments primarily
engaged in wholesaling, storage, and bulk sale distribution including but not limited to open
air handling of material and equipment other than live animals and plants. The Heavy Use
Type is further defined as distribution and handling of materials and equipment with
examples to include monument sales, stone yards, or open storage yards.

* Applicant: Gail Willey

* Location: All of unincorporated Washoe County

» Master Plan Category: Rural (R)

» Regulatory Zone: General Rural (GR)

* Area Plan: All

» Citizen Advisory Board: All

* Development Code: Article 818, Amendment of Development Code
» Commission District: All

* Prepared by: Eric Young, Senior Planner

Washoe County Community Services Department
Planning and Development Division

* Phone: 775.328.3613

» E-Mail: eyoung@washoecounty.us

Vice Chair Chvilicek opened the public hearing and called for any disclosures from the
Commissioners. Commissioner Chesney stated the Applicant was a former neighbor of his, but
they no longer lived next to him. DDA Edwards asked if they were friends of his or just former
neighbors. Commissioner Chesney stated they were just former neighbors. DDA Edwards
asked if he had any commitments to them about how this would turn out and did he feel he
could be impartial. Commissioner Chesney stated he had no commitment to them and he could
be impartial. Eric Young, Senior Planner, presented his staff report.

Commissioner Chesney stated with this amendment, a conditional use permit would still
be required. Mr. Young stated that was correct. Vice Chair Chvilicek closed questions from the
Commission and opened discussion to the Applicant.
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Garrett Gordon, Lewis Roca Rothgerber Christie, representative for Gail Willey
Landscaping, stated dozens of retail landscape companies, home builders and homeowners
across Washoe County relied on Gail Willey Landscaping in order to sell to customers. Mr.
Willey approached him and said they had a 35-acre parcel they would like to move their family
business to. The business used to be shrubs, trees, and turf; now it was stones, bark and
timber. He met with staff and they first thought maybe they could amend the definition of a
nursery. They pulled up some definitions from Gilbert, Arizona, Clark County, and some desert
scape counties to see how they dealt with nurseries. He said they had language relating to rock
features and xeriscaping, but they came to the conclusion it would be more appropriate to put
this as wholesale storage use. He said the parcel was currently zoned General Rural (GR) and
they were requesting to allow wholesale storage and distribution use in GR zoning. The first
question he had was would this be the most intense use that they were adding in GR and would
they be going too far; he believed the answer was no. He said he believed staff also thought the
answer was no since they were recommending approval. He said with a special use permit
someone could put in an aggregate facility, which included crushing, mining, and petroleum gas
extraction in a GR zone. He said the amendment was now at a minimum lot size of 40 acres,
but that did not apply to any of those other potential intense uses, it would just apply to their new
use. He said he could understand staff's position and respected where they were coming from,
but he respectfully disagreed. He stated they were requesting the Commission make their
motion taking out the 40 acre minimum lot size and look at these on a case-by-case basis.

Vice Chair Chvilicek opened up questions to the Commission. Commissioner Chesney
asked if he was requesting they eliminate the minimum lot size. Mr. Young stated what would
happen was that the Commission would not require any minimum lot size for this use, like they
did not for the others.

Commissioner Horan asked if there were nonconforming businesses in existence today.
Mr. Young stated he worked with the Code enforcement officers and it might happen from time
to time, but he was not aware of any. He said the use would be conforming; the only issue was
the size of the lot. He said staff recognized that in GR you could find a ot of different,
nonconforming parcel sizes, parcels that did not meet the 40-acre requirement, but there were
conforming uses on those parcels. He said one of the reasons they went with 40 acres on this
was because a lot of these smaller GR parcels were located in areas that were already
predominantly developed residential. He did not see it as a huge problem; it was just trying to
bring to the Commission’s attention that they may get a lot of applications for this use on five
acre parcels that were generally in an area that was developed residential. He thought the
Applicant’s position was a good position, they had a special use permit and they had to come
and ask the Commission if it was okay to do this here.

Commissioner Horan said the Applicant brought this forward knowing their parcel was
35 acres and the amendment contained a minimum of 40 acres and he wondered if that was so
the Commission would have this discussion. He wondered why they picked 40 acres if they
knew the application was at 35 acres. Mr. Young stated he did not know the Applicant had only
35 acres, but 40 acres was the minimum lot size for GR zoning.

DDA Edwards stated if the sense of the Commission was to allow less than 40 acres
potentially, they would not be able to do that tonight because it was not on the agenda, it would
have to be continued, approved or denied.

Vice Chair Chvilicek stated this was an addition to allow for heavy use for wholesale,
storage and distribution and none of the other allowances for special use, which in her opinion
was much more intense, had a 40-acre requirement. DDA Edwards stated that was a valid
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point, but in terms of the open meeting law the Commission could not take action that
contravened the agenda.

Mr. Gordon stated he did not want to have the item continued; he would rather the
Commission uphold staff's recommendation to move forward, but if there was any discussion on
the motion regarding the 40-acre minimum, to let the Board of Adjustment know it came up.

Vice Chair Chvilicek said if the Commission moved forward and approved the
development code amendment would they need to provide comments that none of the other
usages required to go before the Board of Adjustment had a minimum acreage. DDA Edwards
stated that would be in the minutes and the minutes typically would move on to the Board of
County Commissioners (BCC) and staff could summarize the discussion that happened at this
meeting. He said the point about this being a recommendation only was true. He said if this
went to the BCC on appeal they could potentially make a decision to go below the 40 acres if
the agenda was written as such.

Mr. Gordon said if this Commission approved the amendment and he wanted the BCC to
be able to eliminate or reduce that minimum lot requirement, would he have to appeal this
decision of approval based on a condition of the approval that he was not in agreement with.
DDA Edwards stated the BCC could generally make modifications to recommended approvals
from the Planning Commission, but it would need to be agendized in a way that would give them
the potential latitude to do that.

Vice Chair Chvilicek asked why Mr. Young did not want to know the size of the lot. Mr.
Young said this was not an amendment relative to any particular parcel; this was an amendment
relative to all of Washoe County. He said if he was to consider this amendment only in regard fo
how it affected one property, then that would not be the comprehensive thought process
necessary to amend the Code to allow it to happen anywhere. He had to think about how this
might apply to any given GR parcel in the County after it was adopted. He noted Development
Code Amendments submitted from the public were often in regard to a specific property. He
said if they started to review them and analyze them subject to just that one parcel that would
open a whole other discussion. Vice Chair Chvilicek stated there was an Applicant on a specific
parcel. Mr. Lloyd stated that was not the case, they had an application for a Development Code
Amendment; they had no application for a special use permit or something like that.

Commissioner Chesney asked what would happen with the recommendation for denial;
would it still go to the BCC. DDA Edwards stated if this was denied, the Applicant would need to
appeal it to the BCC who could act to reverse. Commissioner Chesney stated perhaps a
recommendation of denial with a statement that this Commission was denying it because they
did not like the 40-acre minimum. Vice Chair Chvilicek stated she asked that earlier because
none of the other allowances required a minimum acreage. DDA Edwards stated this
Commission could vote to deny and state in the record the reason for the denial was because of
the 40-acre provision, the Applicant could appeal that to the BCC and the BCC could take action
to reverse what this Commission did and move forward on the amendment.

Commissioner Chesney asked if there was a cost involved with an appeal. Mr. Young
stated there was a cost of approximately $1,000. Mr. Gordon stated if this Commission would be
so inclined to recommend approval of staff's recommendation and there was commentary about
the 40-acre minimum that would be appreciated. He said if that was the motion taken, he did not
believe they would have to file an appeal, because that recommendation would already go up to
the BCC and he could make a plea to them to remove the 40-acre minimum at that level. DDA
Edwards stated that was correct.

Vice Chair Chvilicek called for a motion.
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Commissioner Donshick moved 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 recommend approval of WDCA16-0001, to amend
Washoe County Chapter 110 (Development Code) within Article 302, Table 110.302.05.04
(Industrial Use Types.) | further move to authorize the Chair to sign the resolution contained in
Attachment A on behalf of the Washoe County Planning Commission and to direct staff to
present a report of this Commission’s recommendation to the Washoe County Board of County
Commissioners within 60 days of today’s date. This recommendation for approval is based on
all of the following four findings in accordance with Washoe County Code Section
110.818.15(e). Commissioner Chesney seconded the motion.

DDA Edwards stated the Commission did not have to disclose their concerns about the
40-acre minimum at this time, because it was already in the record. Commissioner Horan stated
he was struggling with this and would vote against approval of the amendment.

Vice Chair Chvilicek called for public comment. Hearing none, she called for the vote.

On call for the vote, the motion passed unanimously with Chair Barnes and
Commissioner Prough absent and Commissioner Horan voting nay.

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

2. Promotes the Purpose of the Development Code. The proposed Development Code
amendment will not adversely impact the public health, safety or welfare, and will promote
the original purposes for the Development Code as expressed in Article 918, Adoption of
Development Code;

3. Response to Changed Conditions. The proposed Development Code amendment responds
to changed conditions or further studies that have occurred since the Development Code
was adopted by the Board of County Commissioners, and the requested amendment allow
for a more desirable utilization of land within the regulatory zones; and,

4. No Adverse Affects. The proposed Development Code amendment will not adversely affect
the implementation of the policies and action programs of the Conservation Element or the
Population Element of the Washoe County Master Plan.

10. Chair and Commission Items
*A. Future agenda items

Vice Chair Chvilicek stated they had a water update, but she would like an update on the
flood situations in Washoe County.

*B. Requests for information from staff

Commissioner Chesney asked if there was any way to get a legible area map of streets.
He said staff was talking about all these different streets and he did not know where any of them
were. Commissioner Horan asked for a bigger picture and maybe color coded. Vice Chair
Chvilicek said the link that was provided to download the staff reports, her report came out with
the maps being very large and some of the exhibits did not come through. Commissioner
Donshick stated she went to Planning and Development and found the application was 333
pages and included a full traffic study and had a lot more detail. She said her packet did not
contain the full facts that were available to the public. She did not want to be blindsided by them
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with things she did not have. Mr. Lloyd asked if he would have to determine which
Commissioner wanted what. Vice Chair Chvilicek stated she thought if each member was given
a link to review all the documentation that was available, that would be enough. Mr. Lloyd stated
he could do that easily.

Commissioner Donshick asked what the status was of the decision tree, which was a
document to give to the public so they would know what the process flow chart looked like in the
decision making process. Mr. Lloyd stated he wouid check into it.

11. Director’s and Legal Counsel’s Items
*A. Report on previous Planning Commission items

There was nothing to report.
*B. Legal information and updates
There were no updates.

12. General Public Comment
There was no response to the call for public comment.
13. Adjournment

10:48 p.m. Commissioner Donshick moved to adjourn the meeting, seconded by
Commissioner Chesney, which carried unanimously with Chair Barnes and Commissioner
Prough absent.

Respectfully submitted,

Jaime Dellera, Independent Contractor

Approved by Commission in session on April 4, 2017.

Carl R. Webb, Jr., AICP
Secretary to the Planning Commission
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Master Plan Amendment Case Description

An amendment to the North Valleys Area Plan Master Plan
Map that reconfigures the location of Rural (R) and Suburban
Residential (SR) Master Plan Categories on six parcels to
conform more closely to the topography of the area. If
approved, the amendment would change +25.3 acres of the
property currently designated Rural to Suburban Residential
and would change %25.3 acres of the property currently
designated Suburban Residential to Rural. The overall amount
of acreage on the property of acreage designated Rural will
remain the same at £139.816 acres and the amount of acreage
designated Suburban Residential will also remain the same at
+68.797 acres




Regulatory Zone Amendment Case Description

An amendment to the North Valleys Regulatory Zone Map
that reconfigures the location of General Rural (GR, 1
dwelling per 40 acres) and Medium Density Suburban (MDS,
3 dwellings per acre) regulatory zones on six parcels to
conform more closely to the topography of the area. If
approved, the amendment would change +25.3 acres of the
property currently zoned GR to MDS and would change
+25.3 acres of the property currently zoned MDS to GR.
However, the overall amount of acreage on the property
zoned General Rural will remain the same at £139.816 acres
and the amount of acreage zoned Medium Density Suburban
will also remain the same at +68.797 acres
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| EXISTING MASTER PLAN w PROPOSED MASTER PLAN

SUBJECT PARCELS L SUBJECTPARCELS

NORTH VALLEYS
WMPA17-0002

RURAL I COMMERCIAL Community Services
RURAL RESIDENTIAL INDUSTRIAL Department
SUBURBAN RESIDENTIAL OPEN SPACE

B URBAN RESIDENTIAL WASHOE COUNTY
NEVADA

Fost Ofce Sox 11130
SOURCE: Paming snd Develcoment Division g ares A e Feno, Mevada 23420




'\ PROPOSED REGULATORY ZONING

Ly

SUBJECT PARCELS T - X ISUBJECT PARCELS

A\

NORTH VALLEYS
WRZA17-0001

LOW DENSITY RURAL HIGH DENSITY SUBURBAN NEIGHBORHOODWOFFICE COMMERCIAL
MEDIUM DENSITY RURAL LOW DENSITY URBAN TOURIST COMMERCIAL

HIGH DENSITY RURAL MEDIUM DENSITY URBAN INDUSTRIAL

LOW DENSITY SUBURBAN/LD32 HIGH DENSITY URBAN SPECIFIC PLAN

MEDIUM DENSITY SUBURBAN / MDS4 GEMERAL COMMERCIAL PUBLIC AND SEMI-PUBLIC FACILITIES

RNOOC

SOURCE: Puansing and Deveiopment Divisien

CINO00OE

PARKS AND RECREATION

OPEN SPACE

GENERAL RURAL

GENERAL RURAL AGRICULTURAL
WATER BODY/DRY LAKE

Area Where Cities of Rena/Sparks
Have Exerted Planning Jurisdiction

DATE: Jafudry 2617

Community Services
Department

WASHOE COUNTY
NEVADA

Fost O=ce Bow 11130
R&ns, NEvada 88520




Analysis

 The reason for the reconfiguration is to move the Master
Plan categories and Zoning designations from areas with
slopes greater than 15% to areas of slopes of 15% or less.

 No additional residential density is proposed.

 The reconfiguration proposed for the Master Plan categories
and regulatory zones will not result in any additional impacts
that were not previously considered with the adoption of the
current Master Plan categories and regulatory zones, as no
additional dwelling units are proposed with the
reconfiguration.
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Master Plan Amendment Case Number WMPA17-0001
and Regulatory Zone Amendment Case Number WRZA17-0001

(Lemmon Valley Properties)

185 Parcels selected at 750 feet.

Source: Planning and Development O klon Cete: January 2017
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Master Plan Amendment Findings

Made by Planning Commission

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

Staff Comment. The compatibility between the proposed and existing adjacent master plan
categories will remain unchanged overall, as the Master Plan is proposed to remain unchanged,
but simply be reconfigured to allow development on the more suitable (flatter) areas. The
proposed change will help to minimize disruption to the natural topography, by allowing
development on flatter, rather than steeper areas, it will also help to minimize cuts and fills for
development of subdivisions, thus implementing policy NV.2.2 of the North Valleys Area 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.

Staff Comment. The compatibility between the proposed and existing adjacent master plan

categories will remain unchanged overall, as the Master Plan is proposed to remain unchanged,
but simply be reconfigured to allow development on the more suitable (flatter) areas.




3. Response to Change Conditions The proposed amendment responds to changed

conditions or further studies that have occurred since the plan was adopted by the Board
of County Commissioners, and the requested amendment represents a more desirable
utilization of land.

Staff Comment. Subsequent to approval of the Master Plan and Zoning in this area the

available data regarding slopes and topography has improved. Information available through the
Washoe County Geographic Information System supports this evaluation.

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

Staff Comment. Future development will primarily be served by existing infrastructure,

community water and sewer services will be required at the time of development. Development
is planned to occur adjacent to existing developed areas that include housing at a density of

three dwellings to the acre.




5. Desired Pattern of Growth The proposed amendment will promote the desired pattern for

the orderly physical growth of the County and guides development of the County based
on the projected population growth with the least amount of natural resource impairment
and the efficient expenditure of funds for public services.

Staff Comment. The proposed amendment promotes the desired pattern for the orderly
physical growth of the County by allowing development to take place on more suitable (flatter)
areas.

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

Staff Comment. There is no military installation within the area required to be noticed for this

amendment. This finding is not required to be made.




Master Plan Amendment Findings

NV.20.3 In order for the Washoe County Planning Commission to recommend approval of
any amendment involving a change of land use, the following findings must be made:

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

Staff Comment. This is not applicable as the request does not intensify the use of the land.

b. A traffic analysis has been conducted that clearly identifies the impact to the adopted
level of service within the North Valleys planning area 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. The traffic analysis (included with the project application at Exhibit C to this

report) indicates that the current Level of Service will be maintained.




Master Plan Amendment Findings

c. [For amendments that propose new or intensified commercial land use, the scale of the
intended use has been shown to be community serving in nature.

Staff Comment:. This is not applicable as the request does not propose new or intensified
commercial land use.

d. For residential land use intensifications, the potential increase in residential units will not
exceed Washoe County’s applicable policy growth level for the North Valleys Area Plan,
as established under Goal One.

Staff Comment. This is not applicable as the request does request any increase in
residential units in the North Valleys Area Plan.

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 North Valleys planning area, 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, the Washoe County Planning Commission, upon written request from
the Regional Transportation Commission, may waive this finding.

Staff Comment: This is not applicable as the request does not intensify the use of the land.




f.

Master Plan Amendment Findings

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

Staff Comment. This is not applicable as the request does not intensify the use of the land.

g. Washoe County will work to ensure that the long range plans of facilities providers for

transportation, water resources, schools and parks reflect the policy growth level
established in Policy 1.2. h. If 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 current capital improvement plan or rezoning plan in place
that would enable the District to absorb the additional enrollment. The Washoe County
Planning Commission, upon request of the Washoe County School Board of Trustees,
may waive this finding.

Staff Comment. This is not applicable as the request does not intensify the use of the land.




h. Any existing development in the North Valleys planning area, the Forest planning area,
or the Northeast Truckee Meadows planning area which is subject to the conditions of a
special use permit will not experience undue hardship in the ability to continue to comply
with the conditions of the special use permit or otherwise to continue operation of its
permitted activities.

Staff Comment. There is no approved special use permit that will 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, if this amendment is approved.




Regulatory Zone Amendment Findings

Made by Planning Commission

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

Staff Comment. The subject site is adjacent to areas that are developed at a similar density to
the proposed density, three dwellings to the acre. The number of dwellings allowed by the
proposed Zoning Amendment will not increase the number that is currently allowed. The
topography of the area varies from relatively flat, being easily developable, to areas with very
steep slopes. The request is to “move” the allowable development to the more suitable areas.

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 Comment: The subject site is adjacent to areas that are developed at a similar density to

the proposed density, three dwellings to the acre.




Regulatory Zone Amendment Findings

Made by Planning Commission

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

Staff Comment: Subsequent to approval of the Master Plan and Zoning in this area the available
data regarding slopes and topography has improved.

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

Staff Comment: The number of dwellings allowed by the proposed Master Plan and Zoning

Amendments will not increase the number that is currently allowed.




Regulatory Zone Amendment Findings

Made by Planning Commission

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

Staff Comment: The proposed amendment will help to implement the policies and action
programs of the Washoe County Master Plan, particularly policy NV.2.2 of the North Valleys
Area Plan.

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

Staff Comment. 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 by allowing
development on the more suitable (flatter) areas at a density of three dwellings to the acre.




Regulatory Zone Amendment Findings

Made by Planning Commission

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

Staff Comment: There is no military installation within the area required to be noticed for this

amendment. This finding is not required to be made.




Recommendations

(1) Adopt Master Plan Amendment Case Number WMPA17-002
to the Washoe County Master Plan, North Valleys Area Plan
that reconfigures the location of Rural (R) and Suburban
Residential (SR) Master Plan Categories on six parcels to
conform more closely to the topography of the area and
change +£25.3 acres of the property currently designated Rural
to Suburban Residential and change +25.3 acres of the
property currently designated Suburban Residential to Rural.
The overall amount of acreage on the property of acreage
designated Rural will remain the same at £139.816 acres and
the amount of acreage designated Suburban Residential will
also remain the same at £+68.797 acres; and affirm the findings

of the Planning Commission




Recommendations

ubject to final approval of the associated Master Plan change, after a
determination of conformance with the Truckee Meadows Regional Plan
by the Truckee Meadows Regional Planning Commission, to adopt
Regulatory Zone Amendment Case Number WRZA17-0001 to the North
Valleys Area Plan Regulatory Zone Map, to reconfigure the location of
General Rural (1 dwelling per 40 acres) and Medium Density Suburban (3
dwellings per acre) regulatory zones on six parcels to conform more closely
to the topography of the area. The amendment will change +25.3 acres of
the property currently zoned General Rural to Medium Density Suburban
and would change +£25.3 acres of the property currently zoned Medium
Density Suburban to General Rural. The overall amount of acreage on the
property zoned General Rural will remain the same at £+139.816 acres and
the amount of acreage zoned Medium Density Suburban will also remain
the same at +68.797 acres; and affirm the findings of the Planning
Commission




(1) Adopt Master Plan Amendment Case Number WMPA17-002 to the Washoe County
Master Plan, North Valleys Area Plan that reconfigures the location of Rural (R) and

Suburban Residential (SK) Master Plan Categories on six parcels to conform more
closely to the topography of the area and change £23 3 acres of the property currently
designated Fural to Suburban Fesidential and change +23.3 acres of the property
currently designated Suburban Residential to Rural. The overall amount of acreage on
the property of acreage designated Rural will remain the same at +139 816 acres and the
amount of acreage designated Suburban Residential will also remain the same at +68 797
acres; and affirm the findings of the Planning Commission including:

1.

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

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, safetv or welfare;

Response to Changed 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;

Availabilitv of Facilities. There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommeodate the uses and densities
permitted by the proposed Master Plan designation; and

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 finds for public
SErVICes.

Traffic Analysis. A traffic analysis has been conducted that clearly identifies the
impact to the adopted level of service within the North Valleys planning area and
the improvements likely to be required fo maintain/achieve the adopted level of
service.

. Existing Development. There 15 no existing development in the MNorth Valleys

planning area, which is subject to the conditions of a special use permit that will
experience undue hardship in the ability to contime to comply with the conditions

of the special use permit or otherwise to continue operation of its permitted
activities.

Possible
Motion,
Master Plan
Amendment

Page 6 of Staff
Report




(2) Subject to final approval of the associated Master Plan change, after a determination
of conformance with the Truckee Meadows Regional Plan by the Truckee Meadows

Regional Planning Commission, to adopt Regulatory Zone Amendment Case Number

WRZA17-0001 to the North Valleys Area Plan Regulatory Zone Map, to reconfigure the
location of General Rural (1 dwelling per 40 acres) and Medium Density Suburban (3

dwellings per acre) regulatory zones on six parcels to conform more closely to the
topography of the area. The amendment will change £25_3 acres of the property currenthy
zoned General Rural to Medium Density Suburban and would change £25 3 acres of the
property currently zoned Medium Density Suburban to General Rural The overall
amount of acreage on the property zoned General Rural will remain the same at +£139 816
acres and the amount of acreage zoned Medium Density Suburban will also remain the
same at £68. 797 acres; and affirm the findings of the Planning Commission mcluding:

1.

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

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

. Response to Change Conditions; more desirable use. The proposed amendment

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

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

Mo Adverse Effects. The proposed amendment will not adversely effect the
implementation of the policies and action programs of the Washoe Cowunty Master
Plan.

. 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.

Possible
Motion,
Regulatory
/one
Amendment

Page 7 of Staff
Report




Possible Motion, Continued
Page 8 of Staff Report

(3) Authorize the Chair to sign the two resolutions to adopt the amendments to the North

Valleys Master Plan Map and Regulatory Zone Map, after a determination of
conformance with the Truckee Meadows Eegional Plan bv the Truckee Meadows

Eegional Planning Commission.™
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Possible Motion, Regulatory Zone Amendment

* *
1861

| 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
adopt the resolution contained at Exhibit B to recommend adoption of Regulatory Zone
Amendment Case Number WRZA17-0001 to the Washoe County Board of Commissioners
having made all of the following findings in accordance with Washoe County Code Section
110.821.15:




Questions?




