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March 28,2017

Board of County Commissioners

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

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 Subwban 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 t68.797 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 125.3 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 Density 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, I 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 heatthy
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 at207 dwellings. The
reason for the reconfiguration is to move the Master Plan categories and regulatory zones
from areas with slopes greater thant1%to areas of slopes of l5%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:

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;

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

5. Desired Pattern of Growth. The proposed amendment will promote the desired
pattem for the orderly physical growth of the County and guides development of
the 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 traffrc analysis has been conducted that clearly identifies the
impact to the adopted level of service within the North Valleys plaruring 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.

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

1. Consistency with Master Plan. The proposed amendment is in substantial
compliance with the policies and action progrErms 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 occured 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. Availabilitv of Facilities. There are or are planned to be adequate transportation,
recreation, utility, and other facilities to accommodate the uses and densities
permitted by the proposed amendment.

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

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

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 WMPAIT-}}? 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:

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

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

3. Response to 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
permiued 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 growtli 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. Existine 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:

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

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

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

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

(3) Authorizethe Chair to sign the two resolutions to adopt the amendments to the North
Valleys Master Plan Map and Regulatory Zone Mup, 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:

(l) Adopt Master Plan Amendment Case Number WMPAL7-002 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 125.3 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:

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

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

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

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

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

7. Existins 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 permiued
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
WRZAIT-0001 to the North Valleys Area Plan Regulatory ZoneMap, 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:

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

2. Compatible Land Uses. The proposed amendment will provide for land uses

compatible with (existing or planned) adjacent land uses, and will not adversely
impact the public health, safety or welfare.

3. Response to Change Conditions: more desirable use. The proposed amendment
responds to changed conditions or further studies that have occurred since the
plan was adopted by the Board of 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) Authorizethe Chair to sign the two resolutions to adopt the amendments to the North
Valleys Master Plan Map and Regulatory Zone Mup, after a determination of
conformance with the Truckee Meadows Regional Plan by the Truckee Meadows
Regional Planning Commission."

Attachments:

A. Master Plan Amendment Resolution
B. Regulatory Zone Amendment Resolution
C. Planning Commission StaffReport and original attachments, dated March 7,2017
D. Planning Commission Resolutions (signed)
E. Planning Commission Draft Minutes for March 7,2017 meeting

Applicant: JDS, LLC. Attn.: Derek Larson, 7500 Rough Rock Road, Reno, NV
89s02

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

Manhard Consulting, Attn: Chris Baker, 9850 Double R Boulevard,
Suite 101, Reno, NV 89521

xc:

Consultant:



Attachment A

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

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

RESOLUTION
ADOPTING AI\ AMENDMENT TO THE WASHOE COT]NTY MASTER PLAN, NORTH

yALLEYS MASTER pLAr[ 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 7,20L7, the Washoe County Plaruring Commission held a public hearing
on the proposal, adopted Master Plan Amendment Case No. WMPA17-0002 by Resolution
Number l7-0I, 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 $owth 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 20l7,to be effective only as stated above.

WASHOE COLINTY 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
(77s)328-200s

RESOLUTION
ADOPTING AN AMENDMENT TO THE NORTH VALLEYS

REGTTLATORY 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
Rwal (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 ZoneAmendment Case No. V,|RZA17-
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 Chansed 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 Pattem 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 eflicient 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 TIIEREFORE 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. WMPALT-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-l-

ct sptures

D

! D 1

ffi
tr

tr

..... SrecificPlil Boundary

-.-- ailniig iEa golrda0

Area Whd€ Cff6 ol Ranoispaftg
Have Exened Planiing Jul6dictlon

NORTH VALLEYS

REGULATORY ZONE MAP
i

low filsin' RrM!

MEDIUi! DF{S|ry RURAL

HIGH CENSIfr RUMI

LOW DEIISIN SLAUB&

LOVJ DilSM' SI-ts'IffiAN 2

MEDIUM OENSIN SGURBAN

MEOIUM DENS!* SUAUREN !

! n,onoe*s,n s,rernuo*

,] ,r*oa*a,*,*u^*

! ,eo,uro.nsr"uoeo*

! n,o*or*.,.'u^e*

I ou".*. co*.*.*

m BFlo,SPo"n* 
coMMEP'crA!

! rounrsrcouraencrar

] ,**=.**.
--l 

PUBLtc AND sEMr-PuBLrc
I tqclrtes

ffi ooo*r^no*e.nuor,o*

] "".*.oo..
l ;eur*rouno.

____] GENERAL RURqL AGRIL'ULTUR{

J DRY LME,
I warec eorffi

lry d ?*r.Fr :n*$

0
H5 @ariltm H^: 8EE rE i:w3a r{O rfr
r&RE9EtflA;rO'
llE!7.: 6! raE

Community Services
Department

WASHOE COUNTY
NEVADA

r775)324-M



Subject:
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Attachment C

Planninq Commission Staff Report
Meeting Date: March 7, 2017

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

JDS, LLC

9B

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.

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

Roger Pelham, MPA, Senior Planner
Washoe County Community Services Department
Planning and Development Division
775.328.3622
rpelham@washoecou ntv. 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. lf approved, the
amendment would change 125.3 acres of the property currently designated Rural to
Suburban Residential and would change t25.3 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 t139.816 acres and the
amount of acreage designated Suburban Residential will also remain the same at
168.797 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 ffice Box 1 1 1 30, Reno, NV 89520-0027 - 1 001 E. Ninth St., Reno, NV 89512
Telephone: 775.328.6100 - Fax: 775.328.61 33

www.washoecounty.us/comdev rtlMPAlT-O002 & WRA|7-0001
LEMMON VALLEY PROPERTIES



Washoe County Planning Commission Staff Report Date: February 14,2017

dwellings per acre) regulatory zones on six parcels to conform more closely to the
topography of the area. lf approved, the amendment would change t25.3 acres of the
property currently zoned GR to MDS and would change t25.3 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 t139.816 acres and the amount of acreage
zoned Medium Density Suburban will also remain the same at t68.797 acres.

ApplicanUProperty Owner:a

a Property Owner:

a Location

a Assessor's Parcel Numbers

o Parcel Size:
o Master Plan Category:
. Regulatory Zones:

o Area Plan:
o Citizen Advisory Board:
. Development Code:

. Commission District:
o Sectionffownship/Range:

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, 090-635-01,
080-635-02 and 552-21 O-07

t 208.615 acres total

Rural (R) 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

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

Master Plan Amendment Case NumberWIIPA17-0002 and Regulatory Zone Amendment Case NumberWRZA1T-0001
Page 2 of 25 WMPA17'0002 & WRZA17'0001

LEMMON VALLEY PROPERTIES
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Washoe County Planning Commission Staff Report Date: February 14,2017

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
C.ounty, 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.

Population Element. Projections of population, housing characteristics, trends in

employment, and income and land use information for the County.

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

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

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

a

a

a

a

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

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

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

a

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA17-0001
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Washoe County Planning Commission Staff Report Date: February 14, 2017

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 setforth in Washoe County Code (WCC) Section 110.820.15(d). lf a military installation is

required to be noticed, then an additional finding of fact pursuant to WCC Section

110.820.15(dXO) is required. lf 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 Processinq of a Requlatorv 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. lf the subject

parcel(s) is within a Specific Plan, Joint Plan or Community Plan found in Volume Three of the

Master Plan, then supplemental review shall be required to ensure compliance with the

applicable plan. Additionally, the analysis includes review of the proposed amendment against

the findings found in Article 821 of the Washoe County Development Code and any findings as

set forth in the appropriate Area Plan.

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA17-0001
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Washoe County Planning Commission Staff Report Date: February 14, 2017

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 WRZA1 7-OOO1

Page 6 of 25 WMPA17'0002 & WRZA17'0001
L EM M O N VALLEY P ROPERT'ES



Washoe County Planning Commission Staff Report Date: February 14,2017

IlE

T
U

DA

Subject Site

HA
I

."i

o
o

J

E
lx
J

TERRA

- 
KELLY-

c

\

I

3.00 0 Feet03.000 1"500

E

LS,:

o-
t=
d
<(
t.u

-€A

tr

IY

i

{
I

t, - -'
T

,$4.
'4,
?

I
ts
ul

T

ED
Io

uJr

UNS

I
l..U

Uz{o

PEO
ol
ul
I

E

H

ETU

Vicinitv Map

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

Page 7 of 25 WMPA17'0002 & WRZA|7'0001
LEMMON VALLEY PROPERTIES



Washoe Coun$ Planning Commission Staff Report Date: February 14,2017

\)r'

L]

I z

4Y
ro
,l!

nd,]I

n
I

F

ttI<E+;g

C=z

Fzq

I ]r .; .;, ,., rr r[iaafitl
i; ; P P :i 3
C; s r r li a
o.. I r_ r: m I

lA ; i i TI.* . il q
ti,t + t 

-lrt m I ')\i, i -

trI
ql
.:I
gE
Ior

E,:

tr6
=i

III

rmn
6r!J

mZ

=

1<o;4
N=
J<:>ororomr<

a

tr]TtrIB

@

n

)@iC
i@
lm.rj
r-l
l!,v
'Iio
rm
i[,

1]n
o
1l
oo
rno
D
m
U'
a-
--{
O
D

N
ozi

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA1 7-0001
paoe 9 of 25 WMPA17'0002 & WRZA17'0001. 

LEMMONVALLEYPROPERTIES



Washoe County Planning Commission Staff Report Date: February 14,2017

Backqround

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

reconflgured. 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 15o/o 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.

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA17-0001
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Washoe County Planning Commission Staff Report Date: February 14, 2017

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.

Gurrent 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 developible, 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.

Chanqe 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 15o/o 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.

Consistencv 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

ln 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-OOO1
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Washoe County Planning Commission Staff Report Date: February 14,2017

Availabilitv 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.

Nofth Vallevs 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 naturaltopography.
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.

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA17-0001
Page 14of 25 WMPAI7'0002 &WRA17'0001

LEMMO N VALLEY P ROPERI'ES



Washoe County Planning Commission

Development Suitabilitv within the North Vallevs Area Plan

Staff Report Date: February 14,2017

-!

I.

1
i

I
t'

7

t.

-tr
NORTH VALLEYS

DEVELOPIVI ENT SU ITABI LITY

- 
RIDN3E LINES TO BE
PROTECTED

I sLoees oneArEF rHA.ru 1s' "

] 
sLcP=3 /j?EATEF rHl.il:0"i

I rrooovr,or onra

I roa-vean FLooD HIARD

I JPOTETJTIAL\ ETLA.IJDS

I , LOTH P',TEIITIAL FLi,OD H,A:ARD
I i ar.ro pc,rertrAL rryETLAt.rDS

PUBLIC LAI']D

l=l ,',losr suirAELE

fl inrrrEn aoorEs

- 
DIT'HES

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".

t:}

i
I
It,}

I
I

'l
I

.. " 'I.

I
I
I

+

Master Plan Amendment Case Number WMPA'l7-0002 and Regulatory Zone Amendment Case Number WRZA17-0001

Page 15 of 25 WMPA17-0002 & WRZA|7'0001
LEMMON VALLEY PROPERTIES



Washoe County Planning Commission Staff Report Date: February 14,2017

Citizen Advisorv Board (CAB) and Neiqhborhood Meetins

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 fonrvard 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.

Master Plan Amendment Case NumberWMPA1T-0002 and Regulatory Zone Amendment Case NumberWRZAIT-0001
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Washoe County Planning Commission Staff Report Date: February 14,2017

Aqencv 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 lnformation Systems Division

o Community Services Department, Planning and Development Division

o Community Services Department, Engineering and Capital Projects Division

o Sheriffs Office

. Washoe County Health District

o Air Quality Management Division

o Vector-Borne Diseases Program

o EmergencyMedicalServices

o Washoe County School District

o Truckee Meadows Fire Protection District

. Regional Transportation Commission

Comments were received from the following agencies:

a 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."

a 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.

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA17-0001
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Washoe County Planning Commission Staff Report Date: February 14,2017

Staff Comment on Required Master Plan Amendment Findinqs

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. Consistencv 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 fllls 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 Chanqe 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. lnformation available through the

Washoe County Geographic lnformation System supports this evaluation.

4. Availabilitv of Facilities There are or are planned to be adequate transportation,

recreation, utility, and other facilities to accommodate the uses and densities permitted

by the proposed Master Plan designation.

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.

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA17-0001
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e. lf the proposed intensification will result in a drop below the established policy level of
service for transportation (as established by the Regional Transportation Commission

and Washoe County) within the North Valleys planning area, the necessary

improvements required to maintain the established level of service are scheduled in

either the Washoe County Capital lmprovements Program or Regional Transportation

lmprovement Program within three years of approval of the intensification. For impacts

to regional roads, the Washoe County Planning Commission, upon written request from

the RegionalTransportation Commission, may waive this finding.

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

f. lf roadways impacted by the proposed intensification are currently operating below

adopted levels of service, the intensification will not require infrastructure improvements

beyond those articulated in Washoe County and regional transportation plans AND the

necessary improvements are scheduled in either the Washoe County Capital

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

Staff Comment: 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. lf the proposed intensification results in existing public

school facilities exceeding design capacity and compromises the Washoe County

School District's ability to implement the neighborhood school philosophy for elementary

facilities, then there must be a 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 Requlatorv Zone Amendment Findinqs

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

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA17-0001
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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 Militarv lnstallation When a Militarv lnstallation is Required to be Noticed.

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

installation.

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

amendment. This flnding 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 Numbgr WMPA17-0002. lt 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

I 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. Consistencv with Master PIan. 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;

Master Plan Amendment Case Number WMPA17-0002 and Regulatory Zone Amendment Case Number WRZA'I7-0001
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Washoe Coung Planning Commission Staff Report Date: February 14,2017

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

4. Availabilitv of Facilities. There arp 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:

Property Owner:

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

Consultant:

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

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

101, Reno, NV 89521

Master Plan Amendment Case NumberWMPAIT-0002 and Regulatory Zone Amendment Case NumberWRZA1T-0001
Pase 25 or25 ,Y#i,t'^i;i:ii:"tr7XJ;?',!l



6. Traffic Analvsis. 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. Existinq 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 othenruise to continue operation of its permitted activities;

NOW, THEREFORE, BE lT 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

WMPAI 7-0002 & WRZA1 7-0001
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RESOLUTION OF THE WASHOE COUNry PLANNING COMMISSION

RECOMMENDING ADOPTION OF REGULATORY ZONE AMENDMENT CASE NUMBER
WRZA17.OOO1 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 7,2017i 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. Consistencvwith Master Plan. The proposed amendment is in substantial compliancewith
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 Chanqed Conditions. The proposed amendment responds to changed
conditions or further studies that have occurred since the plan was adopted by the Board of
County Commissioners, and the requested amendment represents a more desirable
utilization of land.

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

amendment.

5. Master Plan Policies and Action Proqrams. 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
EXHIBIT B



7. Effect on a Militarv lnstallation. The proposed amendment will not affect the location,

purpose and mission of a military installation.

NOW, THEREFORE, BE lT 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

WMPA17-0002 & WRZA1 7-0001
EXHIBIT B
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Re:

January L7,2017

Mr. BillWhitney
Planning and Development Division Director

PO Box 11130

Reno, NV 89520-0427

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

552-2lO-A7) and is within the North Valleys Area Plan, Lemmon Valley Suburban Character

Managernent 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:
G APP|ication Fees

o Property Owner affidavits

o Proof of Property Tax Payments

o Title Report

o MPA Application iorm
o RZA Application Form

o Application Map (Proposed Master Plan and Zoning Maps)

o Application attachments (Existing Master Plan and Zoning Maps, Slope Map)

r Traffic lmpact Report

o 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
auBlT c



currently undeveloped. Existing Zoning and Master Plan designations, permitted density, and
permitted units are detailed in following table:

APN

080-730-18

Total

Acreage*

65.869

Master
Plan

SR

R

R

SR

R

SR

SR

SR

TOTATSPLIT

ACREAGE

Zoning

MDS

GR

GR

MDS

GR

MDS

MDS

MDS

SR/MDS

Split

Acreage

9.88

.432

13.s9

1.89

43.00s

68.797

R/GR

Split

Acreage

s5.988

41.05

Density/
lntensity

3 du/ac

t dul40 ac

1 du/40 ac

3 du/ac

L du/40 ac

3 du/ac

3 du/ac

3 du/ac

Permitted

Units

29.64

L

L

L.29

1.

40.77 '

5.67

129

080-730-19

080-730-21

080-635.01

080-635-02

552-2tO-O7

Direction

North

41.05

43.211

42.778

13.59

L.89

43.005

208.615 139.815

TOTAL PERMITTED UNITS 209
* Total Acreage provided by Washoe county GIS Quick Map and is assumed to be correct

Surrounding Area

The Lernrnon 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 farnily residential use.

South Open Space

Rural

Master Plan

Suburban Residential

Zoning

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

N/A
General Rural

Current Land Use

Vacant, Single Family
(unimproved)

Open Space (USA)

Vacant, Single family
(unimproved)

Vacant, single family
(unimproved)

Single Family Residential

East Rural General Rural

wMPAl7-0002 & WRZA17-0001
EXHIBIT C

West Suburban Residential Medium Density Suburban



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 for207 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

APN

080-730-18

Total
Acreage

6s.869

Existing

sR/MDS

Split

Acreage

9.88

Existing

R/GR

Split
Acreage

ss.988

4L.05

Proposed

sR/MDS

Split

Acreage

23.99

3.06

Proposed

R/GR

Split

Acreage

41.879

Density/
lntensity

3 du/ac

L du/AO ac

t du/40 ac

Permitted

Units

29.64

1.00

1.00

L.29

1.00

40,77

5.67

*

080-730-19 4t.05

37.99

AlO;73A-zt 43.2Lt .432 8.sg 3 du/ac

42,778 34,621 t du/40 ac

080-63s-01 13.59 13.59 13'59 3 du/ac

080-635-02 1.89 1.89 1'50 3 du/ac

.39

552-2Lo-07 43.005 43.005 18.067 3 du/ac

24.938

208.6L5 68.797 139.816 68.797 139.816

TOTAL PERMITTED UNITS

(LESS TWO EXISTING UNITS) =
* Total Acreage provided by Washoe County GIS Quick Map and is assumed to be correct.

L29.00

WMPAI 7-0002 & WRZAI 7-0001
EXHIBIT C
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The project is consistent with the goals and policies of the Washoe County Master Plan and North

Valleys Area Plan.

lf you have any questions or require any additional information, please contact me at 775-746-3500

ext. 4821 or kdowns@manhard.com.

Sincerely,

Karen Downs

Land Planner

Manhard Consulting

WMPAI 7-0002 & WRZA1 7-0001
EXHIBIT C
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JDS Ue LemmoR Valley MPA/RZA

COMPTIAIVCE WITH NORTH VALLEYS AREA PLAN
Monhord

The proposed MPA/RZA complies with the intent of the North Valleys Area Plan, establishing a

land use pattern and site development that will implernent 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.z.4, NV.2.5, NV.z.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 implentented through tentdtive map conditions, improvements plans, CC&Rs, or
deed restrictions as appropriate. Wqshoe County staff sholl establish the implementation
measures os conditions of tentative mop 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.

ATraffic Study has been prepared for this project. Approval of the MPA and RZA will provide Jor
on improved circulation pattern (thon the currently approved development pattern) because the

units will be more dispersed through the project areo and there will be more qccess points to and

from the development. At the time of Tentative Mop submittol, specific implementation

measures will be included to ensure LAS oC" or better at all intersections, pursuent to the
requirernent in NV 7.7.

NV 8.1, NV 8.2, NV 8.3

These requirernents will be incorporated into the Tentative Map at the time of submittol.

NV 9.1 Prior to the approval of master plan amendments, tentative maps, or public-initiated

capital improvements in the Nofth Valleys planning area, the Nevada Department of
Conseruation and Natural Resources will be contacted and, if the department requires, an

appropriate archaeological investigation will be conducted.

The Washoe County Master Plon Culturol Resources and Sensitive Landscapes Map does not
indicate o high "Cultural Resources Volue" of this orea, However, contact with the Nevada

Deportrnent of Conservation and Naturol Resources will be contacted ond, if the department

requires, an appropriate orchaeological investigotion will be conducted.

WMPAI 7-0002 & WRZA17-0001
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:4ashoe Coun'q/ TraasurBr
Tail,r1l Da'ds

Accannt Detail

lil?t51
s0.00

9c.00

$0.00

90.00

s0.00

Accourtt Deia;i

1, .^ ,' i-;-;' Q.< ;'. Changs of Address

Statu s

Active

9l I u5:
O E PP;TRICIAN DR
WASHOE COUNTY I{V

Last UDdate

UL6!24t7 2:09:50 AM
I'I

3drc: lr:
$159.02

$0.00

$0.00

$0 o0

$0.00

Ti'Is ri:m nas bitrr E3 a

Pleasc tnaK3 checks payaDle to.
$,ASHOE COUNTY TREASURER

Maillng Address:
P.O Box 30039
Reno. tlv 89520.3039

Overnlght Address:
1001 E Nhth St.. Sre D1r0
R3nc, NV 89512-2845

75OO ROUGH ROCK DR
RENO, NV 89502

Taxlng Distrist
.1c00

6eo CO:

Legal Descrlption
Torvnship 21 Section 34 Lot Block Range tg Subc,ivisionNa'ite _UNSPECiFIED

Current Ownen
JDS LLC

f4/ leal
2016

20t5

zot4

201 I
20t z

Parcel ID

08063501

Ng Tax
s289.56

$288,98

9288.98

$288,98

$38s.28

Trta tr6
$t44.78

$2Se.98

$288.98

5288.98
J

$385.28

t:.'iri Fa=
$4.58

s0.00

$0.00

$0.00

' $0.00

tr"5t.r2

ALERTS It vour961 Ertoerlt t3(es 3re oelinquent, the searal, resJlf, drsola/ed -av not .eflect t:re
cor/ect a^1Ourt )*rr? Please iontac: ollr orfice for the current anourt due

' For your convenience, online payment is available on this site. E-cneck payments are accepted without a
fee. However, a serv-ice fee does apply for online credit card payments. See Payranr lnfcrratroi for
details.

ThE Washae County freasurer s Ofce-makes every eforl to produce and pubiisn the mDst current and accurale mformaton possble. No u.,arranties. expressed or impled. are
$oviledforthadataherein.itsuse,oritsinterpretation. lfyouhaveanyquistions.pteasecontactusat i77il326-zsj0or.ai^j,..ii"-,e,,*rtr6

Th's Site E best vi€r,/ed usino ,3OOde CfrOmA lnrerrEi Exdtrer 11 f,io:llh Ftrefff or ^afa -
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'il16rnfi Accannt Detail

Eack ro Search Rrsillt! Ch=nge ot AddrEs5 Print this Pag?

WasiroE Count/ ?rgasurer
Tailmi Davis

Acccunr Datail

75OO ROUGH ROCK DR
RENC, NV S95D2

'faxing Dlstrlca Geo CD!
.r000

Legal Oestrlption

Tcvrnship 21 Section 34 Lot Block Range I9 SubdivisionName 
-UNSPEC!FIED

C$rreflt Ovfieri
JOS LLC

Parcel ID

08063502

tr€t "a
s r43. 18

sr42 89

$r42 90

$t42.90

E198.50

Statu s

Active

SITUS:
O E FATRi'TAN DR
WASHOE COUI{TY NV

9eraltr.'fu:;
52.27

s0.00

$0.00

$0.00

$0.00

L as r upd ate

Lit6/2O17 2:09:50 AM

fun'ra )..
s74 62

$0.00

$0.00

s0.00

$0.00

Ihrs ite[r has been pard

Pleasa makc checks payable to-
WASHOE COUNTY TREASURER

lltailing Addre3s:
PO Box30039
Reno. NV 89520-3039

Overnight Address;
l00l E. Ninih Sl., Ste DI.10
Reno tW 89512-2845

fat ttar

20t6

20!5

20l4

201:'

2012

t7? 6:

I 'ArEP,TS Ii yOur rtdl crloertt ta(i5 3ra Oelinquent, the Search.esJlis lisDlai:o ma/ 1(,t '?fl€ct rhe
Car.e.:t ) rlount l.t[]g DleaS: (ontaC: 6,i' grfi6g tor t:n6' 9111'.g6, amJunt Ju€

. For your convenience, online payment is available cn this site. E-check payments are acceFted without a

fee. However, a servlc?fee does apply foronline ci'edit card payments. See D:rrern int:rra!':r for
details.

The Wsshce County Tfeasurer s office makes every efioft to produee ancj oublish tha mosl current and aceuratB ilform€tion possiblE. No vrarrantigs. expr8ssed oI imdpd. are
provEed fur the dara heram, is us6. or its interprelation. lf you have any questione. please coniact us at 17751 129-2514 d '?/ ? ^asntec 

)Lni r r:

Thrs siie rs D€st vE sd using G&Ete ChtomB. lnt3ma! Eldor3 11, Mo:rlla Ffefor o( S5lad.

't)t-a:9at4

$7i.60

s142.89

$142 90

$142 90

s230,27

irai,:t
$0.00

$0.00

80.00

s0.00

s0.00
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lriushca Csunly Treasurer
Tafi,"ili Darls

Account Detail

Back to s"-ar(h R-=5urts Change ot Addre;s prlnt this pag.

Lccorrnt D=tail

Current Owneii
LARSOI.I, DER.E(

'a, la2'v

20 l6

20t3

lo 14

20r 3

20t2

lie Tar
$916.39

$914 56

$914.56

$914,56

sl,105.s0

71r, ELr -

$0.00

$9r.4.s6

$914.86

$914.s6

51,105.52

5taru9

Active

o',,allttF@a
s73.32

$0.00

$0.00

$0.00

$0.00

Parcel lD
35221007

9l I g5:

O E FATRiCI N DR
WASHOE COUFITY FIV

Last Updata

V$/2017 2.09:50.AM

Ejar,ce C.-e
$989.71

$0.00

$0.00

$0.00

$0.00

Tnis iiEn'l has b:=n pe d

Flease nake checl:s payable lc:
WASHOE COUNTY TREASURER

Mailing Addr.Bs:
PO Box 30039
Reno. NV 89520-3039

Overnight Address:
1001 E l.linth St. Ste D140
Feno, tW 895'12-2845

5355 KIETZKE LI.I STE 2EO
FENO, NV 89511

faxing Distrlct
4000

G3o CD:

Legal Oescriptlon.
TownshiF 2l Section Lot 52 Elock Range 19 Subdivrsionnldme _UlrlSpECIiiED

!nLr-5
s0.00

s0.00

50.00

s0.00

$0,00

i )tal ii39'

wM PAl 7-0002 & *-g,l;:i:l

' AIERTS if vou, 'eal troDerty i3(es a'€ d€h,1q!.ren!, th€ searah resutti dtsplayed rnav n(rt :eflect ihe
:Crect Anlount :wirq PleaSe aonta€t Our offrce fOr tne currant tnount ,Jue

' 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 online creclit card payments.' See D3y.nent lniar.r,aticn for
details,

The Washce County Treasurers Ofihe makes every etrorl to produce and publish the most current aod accurate informEiion possble. No warranties, expressed or inpliecl. areprovdedforthedatatlereh itsuse,orfGinterprolation. lfyouhaveanyquistions.pleaseoontactusal 1775)328-ZS1jot,ai1irlsri..,r,,.r,,"
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eommunity Serviees Deparirnent

Planning and Development

IVIASTER PIAN AtV! EN DIVIENT

APPLICATION

Community Services DePartment
, Planning and Development

1001 E. Ninth St., Bldg. A

Telephone: 77 5.3283600

WMPA17-0002 & WRZA17-0001
EXHIBIT C



Washoe County Development Application
Your entire application is a public record. lf you have a concern about releasing
personal information, please contact Planning and Development staff at 775.328,3600.

Project lnformation Staff Assigned Case No.

ProjectName:JDS 
LLC Lemmon Valley properties tMPA/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
qrqiect Area (acres or square feet):208.615 acres

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

Lernmon Drive/Deodar Way/Estates Road; Lemmon Valley
Assessor's Parcel No.(s): Parcel Acreage: Assessor's Parcel No.(s): Parcel Acreaqe:
see cover letter (6 parcels)

Secti on(s)/Township/Range:

lndicate any previous Washoe Gounty approvals associated with this application:
Case No.(s).

Applicant lnformation (attach additional sheets if necessary)

Property Owner: (multiple- 6 parcels) Professlonal Consultant:

Name: Derek Larson; JDS LLG; Juan and Linda Arevalo Name: Manhard Consulting

Address:7500 Rough Rock Road, Reno NV Address: 9850 Doubte R Boulevard, Suite 101, Reno NV

zip:89502 Zip 89521
Phone:775-544-5482 Fax: Phone:775-746-3500 Fax:

Ema il: dvlarsonO3@gmail.com Em ail: cbaker@manhard.com

Cell: Other: Cell: Other:

Contact Person: Derek Larson Contact Person: Chris Baker

AppllcanUDeveloper: Other Persons to be Contacted:
Name: Derek Larson; JDS LLC Name:

Address;7500 Rough Rock Road, Reno NV Address:

Zip:89542 Zip:

Phone:775-544-5482 Fax: Phone: Fax:

Email : dvlarson03@gmail.com Email:

Cell: Other: Cell: Other:

Contact Person: Derek Larson Contact Person:

For Office Use Only
Date Received: lnitial: Planning Area:

Commission District: Master Plan Designation(s):

CAB(s): Regulatory Zoning(s):

3

October2016

WMPAI 7-0002 & WRZA1 7-0001
EXHIBIT C



Froperty Ourmen Affi davit

Applleamt fitlamo:
-l

Tho receipt ef thls appiication at the tima of submittal does not guarantee lhe application complies with all
rcquirements of the Washoa Gounty Davelopmant Gode, tha Washoa County i\ilaster Plan or the
applicable area plan, the applicabie regulatory zoning, or t hat tire appllcartion is deerned compiate and
rivlllbe prucsssed. 

:

STATE OF hIEVADA

COUNTY OF WASI-XOE

{h 
-l

(please print name)
baing duly swom, deposa and say that I am the owner'* of the properly or properties inrrolved in this
application as listed below and that the foregoing statements and answers herein contained and the
information herewith submitied are in all respeds complete, trus, and eones't to ths best of my knovuledgo
and belief. I understand that no assumnse or guarantee can be given by members of .Planning and
Developrnent

(Aseparale Affidavlt nnust be pnovlded by eacln proparfur owner narmed lrn the tltle report )

Lrlv

)
i
)

I

gf )tr'' 't '2')

G, lr" ,2. b-t't,

Assessor Parcel

c;,

Subssribed and sruom to before
/2- day

Aaaro" -/'i% tir.J': 1, t.*t '

i'.. iy;.t--. il,.' -*':;?, i i *'

(Notary Stamp)

-"7 I I-
Plinted Name

me this
,:"-.2.

,

in and for sald coun$ and state

.,,s! .,, ?It/y comrnisskrn

"Ouffer refers to the follswing: (Please rnark appropriate box.)

B Owner

E Gorporate fficer/Partner (Provide copyof record document indicatlng authorityto sign,)

B Power of Attomey (Provide copy of Power of Attome-v.)

El Ovriner Agent (Provide notarized letter from property owner giving legat authority to agent.)

tr Properly Agent (Provlde eopy of record document indicating authorlty to sign.)

El Letter from Govemrnent Agency with Stewardship

Octobar2016

WMPA17-0002 & WRZA17-0001
EXHIBIT C

D. Ilil ROG=filjPui:licir.lotary
OT;ciate Ne.racla

t\ic. 3- 95 19-2
My P€pr. Ex;:. JU' 72A1Aug.



Froperty Ownen AffidavEt

Appflieamt Name: \ 1) Lt- t,

The r,scsipt pi fnis applieation at tho time oI submih'el doas not guaranteo'the appllcation cornplies uith alt
requirements oi the Washsa Goun'iy Developmant Code, tho V/ashoe Goung Master Plan or the
applicable area plan. the appiieable regulatory zonlng, or t hat the applieation Is deemed eomplete and
wlilbo processed.

STATE OF iqgVADA

COUfiITY OF WASI.IOE

(please print nanre)
being duly swom, deposa and say that I am the owner't of the properly or properlies involved in this
application as listecl below and that the foregoing staternents and answers herein contained and the
information heraurith submitted are in all respeds cornplete, hue, and gonec,t to the best of my knowledge
and belief. I understand that no assurance or guarantee can be given by members of ,Planning and
Developrnent.

(A separate Affidavfi rnust be provlded by each property ownsr narned !m the title report )

)
)
)

Assessor Parcel

Printed

I

D
r\lciary

iio. 13-
il'ly,r,.opt. Exp.

,- -. 
.?

"L

,L

(NotaryStarnp)

. IJl. ROGEEiS
Public Staie oi llerrada

I [.\t')'t

:)
Ite

Subscribed
/.; day

swom to beiore
) tr'

and
of

me this
a-L,' / .

'..r/)- /'7 {*,
NotaryFirblid in and fofsald county anO s'lat,e

ily comrnission

'116i9-2
F.u,J. 3C,2A1Z

"Owner refers to the fallowing: (Please mark appropriate box.)

B Ovuner

tr Garporate fficer/Partner {Provide copy oi record document indicating authority to sign.}

B Powerof Attomey{Provide copyof Powerof Attomey.)

tr Owner Agent (Provide notarized letter fi'om propefi owner giving tegal authority to agent.)

tr Property Agent (Provlde copy of record doeurnent indicating authority to sign.)

B Letter frorn Governrnent Ageney with'stewardship

Oclober2016

WMPAI 7-0002 & WRZA1 7-0001
EXHIBIT C



The recelpt of lhiri applisatlon at-the time of submittaljqes^not guarantee fte agiplicaflon complies vuilh a[lEetti'!fi6nb of 'fte Washoqr. Cg.rnly Deveiopmeaf God;- Ur;-W;hoe. Coung.Mast6r plin or fieapBllerjbla drea plan, tha epplicabte i6guhtst;;h-g,-;iiiJirrj Jipriouon rs de6nied comptere,andtlillbB proCessdd.

ST.ATEOFNEVApA. i '

*r,*o**fu[

Property Ourrner Aff davit

Applicant Name:

(Asepar{le.A,ffidrvlt muEt be prouided by each qroparty owner named lt thetile raporL)
I
IAssessorFarcgl

My'commisSi6n

{OvimerFfeIs to

d ou,net

l
Pdnted 0\

St
V I.,g?og

Publld ln and tor said county and state

me thle
24TY-

"n*,fuJ4/?I)13

(NotarySbmpJ

't
1

ffiifi
3.

...t ..r

ii*
he follorting (ptease r4ak apppprigta bor.)

tr Corporate officer/Partner (Pr.ovide copy of record documEnt lndicaling authoritylo slgnJ
tr Power sf Attomay (provide,copy of power olAttomeyJ
a ownerAgent (Provide nohfzed letlertom pnipertyo'rvnergiving tegalaulhoritytoagent)
B Fro.PeIty Agpnt (Froulde qbP.v of record document indicdting authorlty to slgn.)
tr LeEer from Golnmmant Agenqy with $tewardihip

rYilAUAltg0gSlE
Uouni Frttts.Suu of' Newdo

APPT. NO.
App.

Atubarzflo

WMPAI 7-0002 & WRZA| 7-0001
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Property Own er Affi davit

Anplicant Name: trt

{a*para-ta affidavrtmuet ba pmltded by each ptoperty o,mernamed In rfie fiila rcpqrt)
Assessor Parcel

and su,om before

v

1

Hffigg.$'t'#o,XFo9n 
at the Eme.ors-ubmtt{El-does.not guanantea rhe appricalign coqpriqq ur4 qn

ffil,fl#f ,trtf 'H#'$r,,s,TTx'3,:Hlltffi 
il',,T","h$nyf,$'e:fi d;H#ff .#;

STATEOFNEVADA. )ekFv.cour{ryoFffi*d@i

3t
Y/me thh

?&L*
";a-r-(NdanrSFn

Publlb foi countyand sEte

Mycomm[sslon

*Owner 
refem to lhe foUowlngi (please mark appropriate
oumer

corprate offcerrpartner (ppvidb copy of reeoid dciqment indicafing authgtEy to sisn.]
Power of Attomey (provlde copy of powerof Attomey.)
owher Agent (Provtd'e notanied letlgrfirom property owner giving legar authoftyto,agenl)
PropertyAgent (provrde copy of record document rndrcaung a-u-thlrii to srgn.) 

- 
i 
- '

LeEdr from Goyemrnent Agency witr Stewardshlp

"tl

f
L

H'
&:

r
E

CI

tr
a
tr

TfIIAHNATBOS$IE
LrotaryP$lic€Bie

APPT. NO. ?5-28t
App.Ezplrec

/ \ ----tr

wMPAl7-0002 & WRZAI7-0001
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Master Plan Amendment
Supplemental I nformation

(All required information may be separately attached)

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

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

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

tr A request to add, arnend, modify or delete speclfic language found in the area plans

Et 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 PIan or if
the information provided supports a change to the plan. Please provide a biief explanation to all
questions.

1. Wrat is the Master Plan amendment being requested at this time?

lf approved, this request wilt 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
GeneralRural(GR)and Medium Density Suburban (MDS)to an altemate mix of GR/MDS to
allow for residential development in appropriate areas of the project site. The overall densig 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 MPAIRZA are approved. As
proposed, this MPA/RZA will atlow forthe 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 tratfic throughout the
project site.

Waslne County Planni,rg aN Development
MASTER PUN AMENDMENT

addet,2016

5
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2. What conditions have changed and/or new studies have occurred since the adoption of lhe 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 atlows 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,

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 Pretiminary Title Report which is part of
this application.

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

APN of
Parcel

Master Plan
Designation

Existing
Acres

Proposed
Master Plan
Desiqnation

Proposed Acres

08G730-18 SR'R 65.E69 SR/R 23.S9 SR, 41.87S R

080-73049 R 41.05 SR/R 3.06 SR,37.99 R

080-730.21 SR/R 43,211 SR/R 8.59 SR,34.621 R

080.63tr1 SR 13.5S SR 13^59 SR

08G63542 SR 1.89 SRJR 1.5 SR, ,39 R

552-21047 SR 43.005 SR/R 18.067 SR,24.938 R

Washoo County Planning and Development
MASTER PIANAMENDMENT

Octobet 2016

WMPA17-0002 & WRZA17-0001
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c. \A/hat are the adopted land use designations of adjacent parcels?

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

South GR

East SF1s/GR

West MDS

4. Describe the exisUng 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 bodies, vegetation, topography, minerals, soils and
wildtife habitat.

The proposed area for development does not exceed 15o/oin 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 F[GR. 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 site, no bodies of water, and
no wildlife habitat.

Washoe County Planning ard Development
MASTER PUN AMENDMENT

Odder,2016

WMPA17-0002 & WRZA| 7-0001
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6. Describe whether any of the following natural resources or systems are related to the proposed
amendment:

a. ls property located in the l0Gyear floodptain? (lf 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.)

Explanation:

The property is not located in the 1O0-year floodplain.

b.

tr Yes ENo

Explanation:

There are no wetlands on the site.

Does property contain wetlands? (lf yes, please attach a preliminary delineation map and
describe the impact the proposal will have on the wetlands. lmpacts to the weilands may require
a permit issued ftom the U.S. Army Gorps of Engineers.)

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

c.

Explanation:

None of the site affected by hillsides in excess of 15% are proposed to be
developed: Any developmlnt would be subject to the requirements of Article
424, Hillside Developmbnt of the washoe.county Development code, The
IVPA and RZA will correctly designate property with slopes in excess of 1E% as
GR and R and appropriately designate slopes less than 1b% MDs and sR.

B Yes ENo

E Yes trNo

Washe CouttU
MASTER PTAN

Pl anning aN D evel op m e nt
AMENDMENT

Oclober,fl16
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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?

tr Yes ENo

Explanation:

After review of the Washoe County Master P[an 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.

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

tr Yes ENo

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. lt is not within a wildfire
hazard area given the northern Nevada sagebrush vegetative 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

tr Yes ENo

Explanation:

After review of the appropriate Washoe County [t/aster 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.

Washe County
MASTER PLAN
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8. Do you own sufficient water rights to accommodate the proposed amendment? (Amendment
requests in some groundwater hydrographic basins [e.9. Cold Springs, Warm Springs, etc.J require
proof of water rights be submitted with applications. Please provide copies of all water rigfts
documents, including chain of title to the original water right holder.)

tr Yes ENo

lf 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 # acrs'feet per year

d. Other# acrs.feet per year

e, Please attach a copy(s) of the water rights title (as flled with the State Engineer in the Division of
Water Resources of the Department of Conservation and Natural Resources):

f. lf the proposed amendment involves an intensification of land 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 purueyor at the time of development if required.

Washe County Planning aN Developmenl
MASTER PIAN AMENDMENT

Octobet,2016
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9. Please describe the source and timing of the water facilities necessary to serve the amendment:

a. System Type:

tr lndividualwells

tr Private water Provider:

E Public water Providen TMWA

b, Available:

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

c. Washoe County Capital lmprovements Program proiect?

tr Yes ENo

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

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 seruice is cunentl! available to the west of
the site, along Lemmon Drive in the existing residential development. .

lnfrastructure will be connected to the site when a project is proposed. This
property will need to be annexed into the Ttt/WA service area.

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

amendment?

a. System Type:

tr lndividualseptic

E Public system Provider: Washoe County

b. Available:

E Now E 1-3 years tr 3-5 years tr 5+ years

c. Washoe County Capital lmprovements Program project?

E Yes trNo

Washoe Catnty
MASTER PUN

P b nni ng e nd Deve lopme nt
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d, lf a public facility is proposed and is cunently not listed in the Washoe County Capihl
lmprovements Program and not available, please describe the funding mechanism for ensuring
availability of sewer service. lf a private syslem 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 lnterlocat
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 capitar rmprovement
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' Wll the proposed amendment impact existing or planned transportation systems? (lf yes, a tratfic
report will be required. See attached Traffic lmpact Report Guidelines.)

. Yes trNo

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)

c. Elementary School Lemmon Valley Etementary School (255 W. Patrician Drive)

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

e. 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 Hitls Boulevard)

h. Citifare Bus Stop Lernmon Drive/Fleetwood Drive

Washu Counu Plennlng aN Development
MASTER PUNAMENDMENT

Octobet,2016
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14. Describe how the proposed amendment fosters, promotes or complies with the policies of the
adopted area plans and elements of the Washoe County Master Plan:

a. Population Element:

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
dnd 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 designations); it is within the 2,000 unlts 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
conseruation plan for unincorporated Washoe County and outlines policies and action
programs for the conservation and preseruation 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
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.

c. Housing Element:

The Housing Element is primarily foctsed on providing affordable housing which is further encouraged in
higher density and affordable housing. Goal One within the Housing Element encour?ges the availability of
affordable housing and Goal 7 is to promote homeownership opportunities. ln 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 cunent 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 appropriale
for the area and in consideration of the adjacent properties. Appendix A (Housing Needs Assessment) states
that commercial development are not considered appropriate in Lemrnon Valley. Appendix B itlustrates lhat
Lemmon Valley is an arca for affordable housing opportunities (MDS in Lemmon Valley).

d. Land Use and Transportation Element:

The Land Use and Transportation Element (LUTE) focusss on providing for future population and employment in
Washoe County, encouraging sustainable growth practlces while discouraglng sprawled communities, The proposed
amendmenl, which will allow for logical residenlial development in appropriate areas and the preservation of open
space, and wlll 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 Managemonl Area (SCMA) ls
ldentified as an area for residential development. The proposed amendment promotes LUT goals 3.1-3.3 as responsible
growih ln the SCMA. The site is physlcally well-sulted for residential use because of its gentle topography and access to
an arterial roadway and is in proximity to retail/commercial land uses (north valleys) and areas lhat facilitate walking and
cycling (tUT 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
lndustrial employment development ln the north valleys. This should have a positive impact on reverse commute and

capturing some vehicle trips withln lhe norlh valleys.

Washoe CouW
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e. Public SeMces and Facilities Element:

The proposed amendment will promote policies of the public services and
facilities element where applicable. The basic policy fam6work 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 (scl\lA). This property falls within the Lemmon valtey scMA and in an
area where public seruices are planned for development and will adequately
serve this project.

f. Adopted area plan(s):

North Valleys Area Plan
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. lf the area plan includes a Plan Maintenance component, address allpolicies and attach allstudies
and analysis required by the Plan Maintenance crtteria.

No amendment to the North Valleys Area Plan is proposed.

Washe CnuW Planning aN Development
MASTER PLANAMENDMENT
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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 refener

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 project area.

Cornpatible 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 rnore 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

Availability of Facilities: There are or are planned to be adequate transpoftation,
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 Pattem of Growth: The proposed amendment will promote the desired pattern

for the ordeily physical groMh 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 MPAJRZA

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 filaster
Plan, Housing Element, and North Valleys Plan Area (Lemmon Valley SCMA )

anticipate this pattern of growth.

Washe County
MASTER Pl./'N
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Community Services Department

Planning and Development 
:

REGULATORY ZON E AI\1IEN DIVI ENT
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. lf you have a concem about releasing
personal information, please contact Planning and Development staff at 775.328.3600.

ProJect lnformation Staff Assigned Gase No.

ProiectName:JDS 
LLC Lemmon Valley properties tvlpA/RZA

Project
Description:

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

Address:1200 Estates Road, Washoe County, NV 89506

Area or

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

Lemmon Drive/Deodar WaylEstates Road; Lemmon Valley
Assessor's Parcel No.(s): Parcel Acreaqe: Assessor's Parcel No.(s): Parcel Acreage:

see cover letter (6 parcels) J

_lQggli or (s/Iqwnsh i p/Ra n g e :

lndlcate any previous Washoe County approvals assoclated with this application
Case No.(s).

Applicant lnformation (attach additional sheets if necessary)

Property Owner; (multiple- 6 parcels) Professional Consultant:
Name: Derek Larsoni JDS LLC, Juan and Linda Arevalo Name: Manhard Consulting

Address:7500 Rough Rock Road, Reno NV Address: 9850 Doubte R Boulevard, Suite 101, Reno NV

zip:89502 zip:89521
Phone:775-746-3500 Fax:Phone:775-544-5482 Fax:

Email : dvlarson03@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:

zip:89502 Zip:

Phone:775-544-5482 Fax: Phone: Fax:

Ernail : dvlarsonO3@gmail.com Email:

Cell Other: Cell: Other:

Contact Person: Derek Larson Contact Person

For Office Use Only

Date Received: lnitial: Planning Area:

County Commission District: Master Plan Designation(s):

CAB(s): Regulatory Zoning(s)

C,
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Froperty Owmen Afffi davit

Applieant Hame; t'7 l

Tho rsceipt of this appllcation at ths tme of submifral dees mot guarantee the application crmplles wi'tfr all
requirements of fie Washoe,Gounty Development Code, the Washoe Gounty Maste/ Plan orthe
applicable area plan, the appllcable regulatory zoning, oi'i hat the appiicatlon is cleemsd eomplete and
willbe processed.

!
I

STATE OF NEVADA

COUNry OF WASHOE

)

)
)

-'il
I

(please print name)
being duly swom, depose and say that I arn tha orvner* oi lha property or properties involved in this
application as listed below and that the foregoing statements and snswers herein contained and tfie
informalion herewith submitted are in all respadg cornplete, bue, and eoneetto the best of my knowledge
and belief. I understand that no assurance or guarantee can be given by members of ,Planning and
Developmenl

(Aseparate Affidavit must be provlded by each property owner mamed ln the title report)

Assessor Pareel CI$- .,2 CI'- C'

t.'
J

).,, t.

[,
Ct --t l1 {- )

I

Printed

sa6r* -j5b,'- l'i.i.,)': i, !,-,,:,''i'.-- l:,'
| , , t 4! r',. r' l
:r , tr! "-. ,,'/ ). -1 .,'i' - it i'*

Subssribed and sw-om to befrire me this
/tL dayof 1.2. / /. (Notary Stamp)

/ ,': /, ....,/, .1.,, /Tt-,
NotaryP0blic in and for sald county and state

' , /')
My comrnission expires: .' =- '

*Owner refers to tha followtng: (Please mark appropriate box.)

E 0vvner

tr Corporate fficer/Partner (Provide copy of record doetiment indicating authorityto sign.)

B Power of Attomsy (Provide copy of Porrer of Attomay.)

tr Ovuner Agent (Provide notarized letter from property owner giving tegal authority to agent.)

tr Properfli Agent {Provide copy of record document indicaiing authority to slgn.)

tr Lefterfrom GovernmentAgeneywith Stewardship

Octoher2016
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Applleant Name:

Froperty Owner Affiidavlt

I'lii LLL

Tho receipt of this application at the time of subrniHal doss not guanantee ths application carnplies witir all
requirenrents of fne Washoe County Davelopmsnt Coda, the Washoa County lVlaster Plan or the
applicable area plan, the applicable regulatory zoning, or t liat the applica'tion Is deemsd comple'ie and
ivill be precessed.

STATEOFNEVADA

COUI{TYOFWASHOE

(please print name)

being duly sworn, depose and say that I am the owner* of the properiy or properties invofued in thls
applicatlon as listed below and that the foregoing statements and ansrners herein contained and the
informalion herewith submitted are in all respec,ts complete, true, and conect to the best of my knowledge
and beliaf. I understand that no assurance or guarantee can be given by members of ,Planning and
Developrnant.

(Aseparato Afffdavlt rnust be provlded by each property owiaar named lm trre title report.)

)
)
)

Printed

(,Asse$or Parcel Number{s

I

{)
1 ) I,

JL.

Subscrlbed
. _? aay

sWom to before me thisand
of -z-d. .' .

'..'t, -/- /"'./ Ta'
Notary Pubiic in and fof said county and state

(NotaryStamp)

D. M. RC{:,:PS
t'loiaiy Public Siate of fuo,r:du

hio. 13-
1117.'.'ppt. E;p.

'l 101 e-2
/,u9.33,20'i7

(.

lvly commission 7"+ =r?n*?ra.

nouuner referc to the following: (Plaase mark appropriate box.)

E Owner

tr Gorporato fficer/Partner (Provide copy of reeord document indieating au"rhority to sign.)

B Powsr of At&cmey (Provide copy of Po,,iver of Attomey.)

tr Owner Agent (Provide notiarized lefter from property owner giving Iegal authority to agsnt.)

tr Property Agent (Provide copy of record document indicating authority to sign.)

tr Letter from Government Agency with $tewardship

Ociobsr2016
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ffiffi H's.$:#l["Tllx#[iff:q!y-:i,iffiiffi,[",fl x'ffi ff.I".xrfl rffi J-T,I$HH*T
ffif,Ifffffiflan 

trra appn"rar.Esil.i;rv'.oniii,-o-r-ti.''" -'frrnoron 
is ieenied compJere and

SIATEoFNEVADA. )

,ou,*o*pffii

Property Ouunsr Affidavlt

Applicant lrlafie:

(AsaparibAffidavlt must be provided by each propart3r owner iramed lt the title reporl)

I
Assessor parcet A

Printed k

f

NO.A
0I,AWw

tr
87a8tto ms

Notiry Publlc and for said and slate

{Oyynernefens 
to

d o,un.,

ffre followingr (please mark appropliete box.)

I i!r,

Mycommisslon,
ffi$$,

6.'.t_

,'.dt-:'.{E'

ifi '1

El Corporate fficerlParlnar (pmvide copyof record documEnt Indicatlng auth ority to slgn Jtr Powerof Attomey (Provide,copy of power of AttomeyJ
E Ourner Aggnt (Provi{e aotariaEd lettertoin pniperty ownarglving legat autiiorityto ggenL)EI Pr-o.perty{gent (p.roulae cbpJ of record document indiciting authsrity to elgnJEI LeEerfom,Go-vemmontAgency with Stewardship
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t

Property Owner ffidavit

Appllcanf Nade:
' .rd

\^

{asepardte rffidiultmust ba ppvlded by eacfr propeily omrernamed In fte fiUa repqrt)

Theraueipt oftrls applica{ion at the tlme sf submttlal.does.not guananlee the.applioatig[ compltgq wth allmilifietienF of ffrs w:{P, s.qqrty pev6iJirnent cooe. tHe wilioe county:Master ptan or fte
;fi 

r,gftt$rffi.#an,hearprcah,isur.re,t';;ib;;H'il*oiGr;mi"';d'#piereanu

$TATEOFNryADA. )

cou*ryoF##@i

AssessorParcel a-

lo st
r/and bsbr6 mesl,luom

anil satd countyand slatp

r$

ft
t'
*'
&

Mycommlsslon

*Owner 
refers to lhe following: (pleasa mark appropriate

F ovro
B cilrPorate offcer/Pailner (Pmvi{e copy of record dciurrnent rndisating authoi.ry to slgn.)tr Powdrof AHomey (provlde copy of power of Attomey.)
EI owherAgent (Pmvrue nobrtzed tetterfiorn propertyownergivfng tggalauthoritytaagent)
B PopertyAgent (proqida copy of record document indrcaHng aqthodtyto srgn.) i 

-

tr Lef6r from Goyemment Agensy wih Stewaidship

iwtAllr{&Boss[E
Pdlir€tate ofNeuo&

APPi. NO
gritrApp.
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Regu lato ry Zone Am endment
Supplemental lnformation

(All required information may be separately attached)

Chapter 110 of the Washoe County Code is commonly known as the Development Code.. Specific
references to Regutatory Zone amendments may be found in Article 821, Amendment of Regulatory
Zone.

Please cornplete 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:

lf approved, this request will alterthe split Master Plan designations of Suburban
Residential (SR) and Rural (R) to an alternate mix of SFUR and will alter the split zoning
designations of General Rural (GR) and Medium Density Suburban (MDS) to an alternate
rnix of GR/MDS to allow for residential development in appropriate aieas 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 2A7 units are proposed io be
developed if the MPA/RZA are approved. As proposed, this tvlPAlRZA 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 willalso be befter if the MPA/RZA is approved becausethere will be more access
points to the development which will distribute traffic throughout the project site.

2. List the Following information 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)?

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
REGUIATORY

P lann lng a nd Developm e nt
ZONE AMENDMENT

Maber2016
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b. Please list the following (attach additional sheet if necessary):

c. \AIhat are the regulatory zone designations of adjacent parcels?

Zoninq Use (residential, vacant, commercial, etc,)

North SFls (Cily ol Rcrc) MDE (Wcaho! county) Vacant, Single Family Unimproved

South GR Open Space (USA), Vacant Single Family Unimproved

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, buildings, etc.):

APN of Parcel
Master Plan
Desionation

Current
Zoning

Existing
Acres

Proposed
Zoning

Proposed
Acres

080.730-18 SR/R MDS/GR 65.869 MDS/GR 23.99 MDS,11.879 cR

080-730n9 R GR 41.05 MDS/GR 3.06 MDS,37.99 cR

08&730-21 SR/R MOS/GR 43.211 MDS/GR 8.59 MDS,34.621 GR

080-635.01 SR MDS 13.59 MDS 13.59 MDS

080s3s{2 SR MDS 1.89 MDS'GR 1.5 MDS, .39 GR

552-21047 SR MDS 43,005 MOS/GR 18.067 MOS, 24.938 GR

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 County Phnning artd Develqmenl
REGUUTORY ZO NE AMENDMENT

October2016
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4. Describe the natural resources associated with the site under consideration. Your description should
include resource characteristics such as water bodies, 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/GR. Based on review of the
Washoe County lVlaster Plan, the vegetative communityllandcover ip sagebrush,
There are no known minerals or metals present on the site, no bodies of water, and
no wildlife habitat.

5. Does the propefi contain development constraints such as floodplain or floodways, wetlands, slopes
or hillsides in excess of 15o/o, geologic hazards such as active faults, significant hydrologic resources
or major drainages or prime farmland?

E Yes ENo

Explanation:

The prope8 is not located in the 1O0-yearfloodplain, 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 lhe 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 @unty Development Code. The MPA and AZa witt correcUy designate property with
slopes in excess of 15% as GR and R and appropriately designate slopes less than 1570 MDS ind SR.

After review of the Washoe County Master Plan Geologic Hazards map, it was determined that there are no active
faults on the site. There are no significant hydrologic resources, major drainages, or prirne farmland on the site.

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

ENo

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.

Washe County Planning aN Developmerfl
REGULATORY ZONE AMEN DMENT

October20l6
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7. Do you own sufficient water rights to accommodate the proposed amendment? (Amendment
requests in some groundwater hydrographic basins {e.9. Cold Springs, Warm Springs, etc.l 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,)

El Yes ENo

lf yes, please identifiT the following quantities and documenlation 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 with the State Engineer in the Division of Water Resources of the
Department of Conservation and Natural Resources):

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

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

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

a. System Type:

b. Available:

B lndividualwells

tr Private water Provider:

E Public water Provider: TMWA

E Now tr 1-3 years tr 3-5 years tr s+years

ls this part of a Washoe County Capital lmprovements Program project?

tr Yes ENo

d. lf a public facility is proposed and is currently not listed in the Washoe County Caiitat
lmprovements 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
seruice for this property. The area is not listed in the CIP for any public facility
improvements. Therefore, water seruice 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. lnfrastructure
will be connected to the site when a project is proposed. This property will need to
be annexed into the TIII|WA seruice area.

L Wrat is the nature and timing of sewer seruices necessary to accommodate the proposed
amendment?

a. System Type:

tr lndividualseptic

E Public system Provider: Washoe County

b. Available

tr Now E 1-3 vears tr 3-5 years tr s+years

c. ls this part of a Washoe County Capital lmprovements Program project?

E Yes trNo

Washoe CaufiA Pbnning and Development
REG U IATORY ZO N E AME NDM ENT
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d. lf a public facility is proposed and is currently not listed in the Washoe County Capitat
Improvements Program and not available, please describe the funding mechanisrn for ensuring
availabitity of sewer service. lf a private system is proposed, please describe the system and the
recom mended location(s) for the proposed facility.

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

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

Lemmon Drive

11. Will the Frrof'osed amendnterf imp.ilnt e.isting or nlanned transfrorlation sysfpms?-(lf-yes, a traffir.
report will be required. See attached Traffic lmpact Report Guidelines.)

El Yes trNo

12. Community Services (provided and nearestfacility):

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

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

c. Elementary School Lemmon Valley Elemenlary School (255 W. Patrician Drive)

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

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

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

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

h. Citifare Bus Stop Lemmon Drive/Fleetwood Drive

Washoe Qounty Planning and Develwtent
REA U LA T O RY ZO N E A M E N D lvl E NT
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Proiects of RegionalSignificance !nformation - for Regulatory Zone Amendments

Nevada Revised Statutes 278.026 defines 'Projects of Regional Significance'. Regulatory Zone
amendment requests for properties within the jurlsdiction of the Truckee Meadows Reglonal Planning
Commission OMRPC) must respond to the following questions. A nYes' answer to any of the following
questions may result in the apptication being refened first to the Truckee Meadows Regional Platning
Agency for submission as a project of regional significance. Applicants should consult with County or
Regional Planning statf if uncertain about the meaning or applicability of these questions.

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

tr Yes ENo

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

tr Yes ENo

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

tr Yes BNo

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

tr Yes ENo

5. Wll the full development potential of the Regulatory Zone amendment increase water usage by 625
acre-feet or more per yeaP

B Yes ENo

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

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

tr Yes ENo

Washoe County Planning and Develqment
RE G U LATO RY ZO N E A M E N DM ENT
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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 821 of the Washoe County Development Code for the list of Findings.)

Consistency with ltlaster 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 rnore 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 rnore 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 zoning designation. The proposed development will ensure that all
facilities are adequate for the site. The I\IPAJRZA 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 conflguration. The [Vaster
Plan, Housing Element, and North Valleys Plan Area (Lemmon Valley SCMA )
anticipate this pattern of growth.
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LEfuIMON VALLEY SUBDIVISION

TRAFFIC STT]DY

E}GCUTI\IE STIMMARY

The proposed Lernmon Valley Subdivision will be located in Washoe County, Nevada. The project
sites are generally located south€ast of Lernmon Drive, south of Deodar Way and west of Estates

Road. The project sites are cuffently undeveloped land. The purpose of this study is to address the
project's impact upon the adjacent street network The Lemmon DrivelPatician Drive intersection
and the Lemmon Drive/Deodar Way intersection have been identified for AM and PM peak how
capacity analysis for ttre existing, existing plus project, 2A26 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 rvill 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 anticipaed to generate 1,990 average daily trips with 157 tips occuning during the AM peak
hour and 209 tips occuning during the PM peak hour.

Traffc generated by the proposed Lemmon Valley Subdivision will have some impact on the
adjacent street network. The follorving recommendations are made to mitigate project traffrc
impacts.

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

It is recommendedttrat the segment of Deodar Way adjacent to the site and all intemal 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 shorvn in Table 1 were subsequently assigned to
the key intersections based on the trip distribution. Figure 3 shows the hip assignment at the key
intersections for the AM and PM peak hours.

EXISTING AND PROJECTED TRAFFIC VOLIIMES

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

Figure 5 shows the existing plus project taffic 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 2025 base
traffic volumes were estimated by app$ng al,0o/o average annual growth rate to the existing taffic
volumes. A +0.5% average annual gror:uth rate on Patrician Drive and a -0-9o/o growth rate on
Lemmon Drive were derived from lO-year historic traffic count data obtained tom the Nevada
Department of Transportation's (NDOT) Annual Traf,flrc Report. However, the 7.0% growth rate
was used in order to ensure conservative results, The project is anticipated to account for all the
growth in the Patician Drive area and therefore the gowth rate was not applied to trafEc volumes
on the southeast leg of the Lemmon Drive/Patrician Drive intersection.

Figure 7 shows the 2026 base plus project traffrc volumes. The 2026 base plus project volumes
were obtained by adding the trip assignment volumes shown on Figure 3 to the 2026ba* volumes
shown on Figure 6,

INTERSECTION CAPACITY ANALYSIS

The key intersections were analyzed for capacity based on procedures presented in the 2010
Higlway Capacity Morunl (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 rneasure of traflic operating conditions where a letter grade "A" tluough'?",
conesponding to progressively worsening traffic operation, is assigned to the minor movement.
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Lem nro n D rive/P-"atrici an Drive I ntersecli on

The Lemmon DdvePatrician Drive intersection u,as aualyzed as an unsignalized fow-leg
intersection with stop control at the east and west Patrieian Drtve approaches for all scenarios.
The intersection minor movernents cunently 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 volunres 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 horir. For the 2026 base traffic volumes the
intersection minor movements are anticipaied to operate at LOS C or better dwing the AM and PM
peak hours. For the 2026 base plus project traftic volumes the intersection minor movernents are
anticipated to opemte at LOS C or better during the A&l 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 esablished by the 'Washoe County Regional.
Transpodation Commission.

The project is anticipated to add traffic to the southbound left tum movement at the Lemmon Drive/
Pafrician Drive intersection. Storage reqtrirenrents were subsequently reviewed for this movement
based on tlre unsignalized criteria of providing tluee minutes of storage during the peak hours. Less
than 50 feet of sorage length is required based on the 2026 base plus project taffic volumes.
The existing left trun lane contains approximately 85 feet of storage length rvhich rvill serve
project traffi c dernands.

Lemmon Drive/Deodar Way Intersection

The Lemmon Drive/Deodar Way intersection was analyzed as an unsignalized three-leg
intersection rvith stop control at the east approach for all scenarios. The intersection minor
movernents currently operate at LOS B or better during the AM and PM peak hours. For the
existing plus project volumes the interseetion minor movements will continue to opemte 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 2026base plus project volumes the interseetion 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 bythe Washoe CountyRegional Transportation Cornmission.

The project is anticipated to add traffic to the southbound left tum movement at the Lemmon Drive/
Deodar Way intersection. The need for an exclusive lane for this movement was subsequently
revie*ed based on Ieft turn lane guidelines preserted in AASHTO's A Policy on Geomett.ic
Design of Highways and Street. The guidelines indicate that an exclusive Ieft turn lane is not
required for the southbound movement based on the}A26 base plus project traffic volumes.
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General lnformatlon Site lnformation

Analysr MSH

Soleegui Er,gir.eeis

lnterse.iion L:mrnon & tatric'an

A,oencylCo. Jurisdicfrn It/3shoe County

Date Pefori.leC 12i28/24i6 Eari/vtr'est Street Patricisn Drive

Lemmorr Drive

092

nnalysis Yeer 4)to llorth/So.rth Sua?t

Time Analyzad AM Err;iing Peak Hcur Factor

lntersecti6n Orientation Noith-Scuth Analys;s Time Feriod (hrs) 0,25

Project DescriFtion

Lanes

-f
1

1{ *Y

Vehicle Volumes and Adjustments

Approach Eastbound Westbcr:nci tlorlhbound Sculhbo,ind

M6vement U t_ I R U L I R U L T R It L T R

Pricrity 10 11 12 7 I 9 IrJ t 2 4U 4 5 6

Number cf Lanes 0 t 0 0 0 0 1 1 0 0 I 1 1

Ccnfigruration riR LTR L TR t I R

\blume V (veh/h) 1
., da 46 I <q t3 1 r59 11

Ferient Heavy Vehicles (%) 3 t ? 3 3 3 3

Froponlor Time ElockeC

Percent Grede (9!) 0 0

RightTum Channelizeci NO No t,lo No

Median Type/Si!rage Undrvideo

Critical and Follow-up Headways

Base Critical Heedway (sec)

Critical Headway fsec)

Base Foll:w-Up Headway (sec)

FJlloyr.Llp Headway (sec)

Delay, Queue length, and Level of Service

Fic.w Rate, v (veh/h) 49 E3 EI I

Gpacity, c (veh,6) 726 42 1260 1517

v/c Ratro 0.07 0.r 3 0.05 000

957c Queue Length, Qes fueh) o2 nc o2 00

Control Del=y (sy'reh) 103 14.4 80 71

L€vel ofSe.flce, lOS B B A A

Approach Delay (s/veh) 103 144 t6 00

Apprcach LOS a I
HCS 2010'" TWSC Vers;on 5,90

LeF?16ar.ttw
Gen erete J' 1 /1 12017 9, 09i21 AM
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General lnformation Site lnformation
lnaiyst hlsH lrteEeCio'l

Juilsdichon

Lemrnon 8{ Fatricien

Agenqy'Co Solaegui Engineers Washoe County

Da!e Fedorrred t2n8nil6 E3stVYest Str:Ei Fat:'ic'an Drive

Analysis Yeai 2016 Northrsouth Sleet L€mnan Dri,/e

Time Anailztsd Ah, E/.isting + Project Peak Hour Fa:ior 492
lnterseciion Orientaliin tJarth-SoJth Analysis Tirne Fe ricd (hn) 023
Project Description

Lanes

-f

1"f

Vehlcle Volumes and Adjustments
Approach Eastbound Wegtbound Northbound Southbor.rnd

Movement U L T R U t T R U t T R U I T R

Priority 10 11 12 8 lLl I z 3 4U 4 5 6

Number of lanes 0 1 0 0 1 0 0 I 1 0 rl I 1 I
Configuration LTR LTR t TR L I R

Volume, V (veh/h) T 2 42 111 I 2 56 71 2 309 11

Fer€ert llealy Vehicle; (76) 5 3 3 3 3

Proportion Time Blocked

Fercent GraCe (9i) 0 0

Right Turn Cnannelized No No I No No

Media'l Type/Storage UndivideJ

Critical and Follow.up Headways

Base Criti€al Heidway (sec)

Critical Headrvay (seclr

tsase Follow-Up -leadway tsec)

Follow-Up Headway (se.-)

Delay, Queue Length, and Level of Service

Flow Rate, v lvehrt) 49 l'12 61 2

Capaciry, c (veh/h) 673 381 1244 1466

v/. Retio U.U, 031 0.c5 000
9596 Queue Length Qrs (veh) 02 15 02 00
Control Detay (s^eh) 108 19.2 dt 7s
Level of Se./ice, IOS B C A

Approach Delay {slveh) 108 28 00
Appioach LOS B c

HCS 20108 TWSC Versron 6.9C

LeFa'j€a'r xtw
Generated. 1BRA17 9:fi:10 Atn

WMPA17-0002 & WRZA17-0001
EXHIBIT C

Ccpyright rA 2017 trniverity of Florida. Ali Rights Reserved.



iSl-11
I-;! r i'r l

i*.1,.."*;
t{if"'rfr
llstrr 3r

General lnformation Site lnformation

Analysi t4sH Intersecticn Lemnon & Patrician

Agsng/Co Sclaegui Engineerc Jurisdicti€,n Washoe Cour,ty

Date Pedorr,ed 12n9t2016 :asvW?-:t Stresr Fatficien Dr've

A,lalysis \Ear 2425 Ncrth/South Sne:t L:mrnon Diive

-rrme Aralyzed AM Base Feak Ho'jr F?si:r 892

025lnrersecti ln Orientadon l.Ioth-South A.ralysis Time Feriod (hrs1

Project Description

Lanes

1{fY1
\t1.F. Sr'et. t{c(} teJtr

Vehicle Volumes and Adiustments
Apprcach Eastbound Westbound Nonhbound Southbound

fulorement U L T R U L T R U L T R U L T R

Pnoriry 'i0 11 12 7 8 o IU I 2 4U 4 5 5

Number of Lanes 0 0 0 I U 0 1 1 0 0 1 1 1

Configuration LTR LTR L TR t T R

12Volume, V (vehTtr) 2 2 46 46 7 i 6Z 61 13 1 286

Percent Hearry Venicles (96) ? { 3 3 3

Proponion Time Blocked

Fer:ent Graoe (7o) n 0

Right Turn Char,nef ired No No t,to No

Median Type/Stora-oe Undivided

Critical and Follow-up Headways

Base Critical Fieadvray (sec)

Critical Headway (sec;

Base Follcw-Up Heedv,,ay (t€ct

F.-llow-Up Heaciway (se.J

Delay, Queue Length, and Level of Service

Frow Ra:e. v (vehA) 54 EC 67 1

Capacity. c (veh/h) 692 406 12i,9 1510

v/c Ratio 0_08 0.i 5 0.c5 0,00

95o,i Qgzue Lergttf Gr (veh) 03 nq 02 0.0

Control D€lay (s.,!eh) 106 154 8i t'4

Level of SeMce tOS B c A A

Apprcach Delay (s/veh) 106 154 37 00
Approacfi LOS B c

HCS 201r)tu TWSC Version 6 90
LeFa26a(.xhv

Gene.ated: 1/312017 9:10'58 AM
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General lnformatlon Site Information
Anelysl ,usH lnter::;:ion Lernn:on &- Parician

Agenryrco. Solaegui Engineers Jurisdieiion Wrsnoe County

Dat€ Perfcrned 12P-El?tt16 E3st/W'eit Stre-.t Fatrician Drive

Analysis Year 202e Nc,ith/So,Jth St!'E:t Lernmon Erive

0.92Time Analyz:J A.N'l Base + Prajeci Peak Hour Factor

lniersection Orientation North-South Anal.vsis fime Period (hr-:) 0.25

Frcject Description

Lanes

1
-+

l.t)]:r 5rrft t N?f, h.:c'rh

Vehicle Volumes and Adjustments
Approach Eastbound Westbound Northbound Southbaund

Movement U I T R U L I r{ U L T R U t T R

eriorig 10 11 12 I 9 1U I 2 l 1V I !
Number of Lanes 0 I 0 0 1 0 0 1 0 0 1 1

Coniguration LTR LTR L TR L T R

Volume, V (veh/h) 2 2 46 111 8 z 62 7g 3rt ? 336 12

Fercent Heavy Vehicies (7e) 3 3 3

Froportion fi rne 8lo:keo

Perient Grade 0i') 0 0

Rrght Turn Channelized No tlo NO No

Median Type/Storage Undivided

Critical and Follow-up Headways

Base Critical Headrvay {sec)

Critical HeaJway (sec)

Ease F:llow-Up Head,*ay (sec)

Follow-Up Headway (sec)

Delay, Queue Length, and Levet of Service
Flow Rate, v (vehft) r_4 t1z 67 2

Capa.ity, c (veVh) 540 351 11i4 1497

v/c Ratio no! 038 0.06 0.00

95% Queue Leigtlr Qgr {veh) 03 17 a2 00
Control Delay (s^eh) 111 21.i 83 75
Level of Service, LOS B L A A
Apprcach Delay f.sAeh) 111 21.3 z9 00
Approach LOS B c

HCS 2010n TWSC Versicn 6 90
LePa2Say,r xtw

Generared: 1 /3/2017 9.1 I s0 AM
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General lnformatlon Site lnformation
Analyst M5H lrterseciion Lerrmon & Dsidar

AEenry/Co Solaegui Enginesrs .l,.rrisdiction Washoe Ccunty

,ete Feriltmed 12i28/201a EastrWest Street Deodar V/ey

Analysis Year 2016 NortVSouth Street Lemmon Drive

Tirne Analy:e,J AM Existino Feek i{oui Fector 0.32

hters3ction Orientation North-South Analysis Time Period (hrsj 0zi
Project Desc',pticn

lanes

i

I

M6pr Strcct Nor.n.g.Juth

Vehlcle Volumes and Adi$tments
Approach Eastboirnd Westbourd Northbound Southbound

Movement U t I R U t T R U L , R U t I R

Priority 10 l1 t2 7 8 IU t 2 3 4U 4 5 6

Number of Lanes 0 0 0 0 0 0 0 0 1 0 0 0 1 0

Configuraticn Le TR LT

Volume, V (veh,ft) 0 I 67 I 0 ?67

Percer,t rleavy Vehicles 0i) 3 3 3

Proportion Time Blo:ked

Percer t Grade (o,'d 0

Right Turn Channelized No Nc No No

Meciia'r Typeistorage Unciivided

Critical and Follow-up Headways

Base Gitrcal Headwa)' {se.)

Critical Headuray {sec)

Base Foilcn-Uo F;e3dsa.v (seal

Follow-Up Headway (sec)

Delay, Queue Length, and Level of Service

Fiorv Rate, v (ve*r/t) 1 0

Capacity c (veh/tt, 9U 1517

v/c Ratio 000 000

959'0 Queue Length O.-.: (veh) 00 00

Contf,C Dei6y (s^ehl 87 74

Level of Service, 105 A A

Approach Delay (sAeh) 87 00

Approach IOS A

rlCS 2010- Tllr/SC Vei'sicn 6 90

LeDel6ax xhv
Generated: iBt2017 9:13;21 AM
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General lnformation Site lnformatlon
Analyst MSH lntelsartioi, Lemmcn EDeoiat
P.gency/Co. iurisJrction Washoe Coun|
Date Performed

Soiaegui Engineers

12/28i2816 Eatwtest Str€:t Decdar Wa.v

Anaiysis Year 2016 l€mrncn Erive

Alll E:{rrlna - Proieri C

North/Sc''th St'.€t

F€ak Fclr Faator nofTime Ar,aly:ed

lntersectien Oriantatian

Pro.Ject Description

Analysis :ime Period (hrs,North-SouSr 0.2s

I Lanes

'11

I \

Vehicle Volumes and Adjustments
Approach E:stbound Westbound N.rthbound Southbound

Movernent U t r R U I T R U I T R U t T R

Friority 10 11 7 8 9 1U I 4 4U 4 5 6

Number of Lanes U 0 U 0 0 0 0 0 1 0 0 0 1 0

Configrura:icn LR TR LT

Volume, V (veh/h) 50 2 68 18 0 268
Percent Hear/ V'ehicles (7o) 3 )
Proportioo Time Elocked

Pe:c€nt Grade (0/6) 0

Right Turn Channelized No No Nc No

Meciiar TyperStorage

Crltical and Follow'up Headways
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ATTACHMENT D

RESOLUTION OF TFIE WASHOE COUNTY PLANHING GOMMTSSION

ADOPTING AN AMENDMENT TO THE WASHOE COUNTY MASTER PLAN, NORTH
VALLEYS MASTER PLAN MAP (WMPA1T-0002), AIIID RECOMMENDING lT$

ADOPTION TO THE EOARD OF COUNTY COMMI$S.IONERS

Resolutlon Number 1 7-01

Whereas, Master P[an Amendment Case Numher 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 Courtty Planning Comrnission heard public cornment and input
from both staff and applicant representatlves regarding the proposed master plarr

amendment; and,

Whereas, the Washoe County Flanning Commission has giuen reasoned consideration
to the informatiorr it has received regarding the proposed master plan amendment; and,

Whereas, the Washoe County Planning Commission has made the findings neces$ary'
to support adoption of the proposed Master plan Amendment Case Number WMPA17-
0002 as set forth in NR$ Chapter 278, Washoe County Code Chapter 110, Ailiqle 820,
and the North Valleys Area Plan Policy NV.20.3 as follows:

Washoe County Code Section 110.820.15 {d) Master Plan Arnendment snd North
Valleyq,$feg3la n Policy. NV,2 9.3 FindlqLqg

1. Consistencv with Mdster Plan. The proposed amendment is in substantial
compliance v,r[th the policles and action programs of the Master Plan;

2. C_ompatible--l=and-_us-+-s. The proposed amendment r,vill provide for land uses
compatible with (existing or planned) adiacent land uses, and will not adversely
impacl the public health, safely or urelfarei

3- Fesoonse to Chanqed Conditions. The proposed amendrnent responds to changed
conditions or further studies that have occurred sirrce the plan was adopted by the
Board of County Commissioners, and the requested arnendmefit represents a more
desirable utilizatiort of land: .

4. Availabilitv of Facilities. There are or are planned to he adequate transportation.
recreation, utility, and other facilities ts accommodate the uses and densities
perrnitted by the pnoposed Master Plan designation:

5. Desired Paltern of Growth, The proposed anrelrdment will promote the desired
pattem for the orderly physical grouuth of the County and guides development of the
County based ofl the projected population grolvth with the least amount of natural
resouree impairment and the efficient expendlture of funds for public seruices; ;

I



ATTACHMENT D

6 Ilefng-Anel}Hig. A traffic analysis has been conducted that clearly identifies the
impact to the adopted level of ser'vice witfiin the North Valleys planniiig area and the
improvements likely to be required to maintain/achieve the adopted btel of seruice;
and

7- Elistinq Develop,ryqnt. There is no existing developrnent in the North Vatteys
planning area, which is subject to the condltions of a special use permit *ratr,,rill
experience undue hardship in the ability to continue to comply vrith the corrditions of
the special use permit or otheruvise to continue operation of iti permitted aqtivities;

tt

Now, THEREFORE, BE tr RES0LVED pursuant to NRs z78.z10(gl that (1) the
Washoe County Planning Con'lmission does hereby adopt the proposed master'plan
affiefldment in Master Plarr Amendment Case Numher WMPAI7-0002, comprised of
the maps, descriptive matter and other matter interrded to constitute the amenilment 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 condltions adopted by-the Planning
Commission at the public hearing noted above-

ADOPTED ort March 7,2017

WASHOE COUNIY PLANNING COMh4ISSION

ATTEST:

Jr eP, $ecretary

Attachrnent: Exhibit A - North Valleys Master Flan Map

b ,5*, t"td*Ir,, 0 o,n{+lin^# r/
James Barnes, Chair u I
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ATTACHMENT D

RESOLUTIoN OF THE UUASHOE COIJNTY PLANNING COMMISSION

RECOMIITENDING ADOPTION oF REGUL/ITORYZONE AMENDMENT CASE NUMBER
wRziq'17-0001 ANE Tl'lE AMENDED NORTH VALI-EYS REGUT-AT0R.Y zot-trE M.AP

Resolution Number 1 7-02

lVhereas, Regulatory Zone Amendment Case Nurnber WRZA17-0001 eame befqre the Washoe
County Planning Commission for a duly noticed public hearing on March 7, 2017: and,

t/Vhereas, the lVashoe C-ounty itanning Comnrission heard publie comrnenl and input from staff
regarding the proposed Regulatory Zone Amendment; and,

Whereas, the Washoe Coun$ Planning Comnrission has giuen 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 I'iaster Plan Arnendrnent Case hlumber WtutPA17-0002 by the
Washoe County Board of Cornmissioners and a finding of conformance nrith the Truckee
Meadows RegionalPlan; and, I

Whereas, the \Alashoe County Planning Commission has made the tindings, pursuant to NRS
Chapter 278 and V'/CC110.821.15 (d), necessary to support adoption of this proposed
Regulatory Zone Amendment as follows: /

1. Consistencv vrith Master Plan. The proposed amendment is in substantial cornpliance r.rith
the policies and actlon prograffis of the lulasler Plan and the Regulatory Zone Map.

2. Compatible Land Uses. The proposed amendment vrill provide for land uses compatibte urith
(existing or planned| adjacent land uses. and vlill not adversely impact the publie health,
safety or vrelfare.

3. Respqnse to-Chanqed.. Condrtions. The proposed amendment respcnds to. changed
conditions or further studies that have occured since the plan vlas adopted by the Board of
County Commissioners, and the requested arnendment represents a rnore desirable
utihzation of land.

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

5. ft[asterflart-PoliEles-End-Aqtipn Pro-qrarns- The proposed amendrnent will not adversely
affect the implementation of the policies and action progr€ms of the Washoe County Master
Plan.

6- 
-Destred Eattero-alcrov/th. The proposed amendrnent vrill promote the desired pattern for
ffigfthdCiuntyandguidesdevelopmentoltheCountrbasedon
the projected population growth rvith the least arnount 6f nrrtural resource impairmeni and
the efficieni expertditure of funds for puhlic seruices.
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7. Etfect on a Militarv lnstallation, The proposed amendment witl not affect the location,
pupose and mission of a military Installation-

NOW, THEREFORE, EE lT RESOLT/ED that the Washoe County Planning Oommission does
hereby recomrnend adoption of Regutatory Zone Amendment Case NurnberWRZA1T-0001 and
the amended North Valleys Regulatory Zpne Map as included as Exhibit A to this Resolution [o
the Washoe Coun$ Board of Cornmissioners.

ADOPTED on March 7.2017.

WASHOE COUNTY PLANNING GOIuIIUIISSION

ATTEST;

0t'r

CarlR. Jr., AICP. Secretary James Barnes. Chair

Attaehment Exhibit A - Nofth Valleys Regulatory Zone Mep
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Planning Commission Members

James Bames, Chair

Sarah Chvilicek, Vice Chair

Larry Chesney

Francine Donshick

Philip Horan

Greg Prough

Cad R. Webb, Jr., AICP, Secretary

WASHOE GOUNTY
PLANNING COMMISSION

Meeting Minutes

Tuesday, March 7,2017
6:30 p.m.

Washoe County Commission Chambers
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 at6:32 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
PostOffice 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

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'i 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 lifeityle. Slie 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 PepperWay, said he had been in the Reno areaforalmost45 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 ofAgenda

ln accordance with the Open Meeting Law, Commissioner Chvilicek moved to approve the
Agenda forthe 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 ltems

A. Possible action to approve a resotution 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. Enloe
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, ln 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 ihose
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 plani
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 gavet.

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.i6
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.

. Applicant:

. Location:
Moonlight Hills Estates, LLC.
North of Golden Valley Road and East of Estates Drive
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o Assessor's Parcel Numbers:
o Parcel Size:

o Master Plan Categories:
. Regulatory Zones:

o Area Plan:
o Citizen Advisory Board
. Development Code:

. Commission District:
o Section/Township/Range:

a Prepared by:

Phone
E-Mail

552-050-01 ; 552-092-19; 552-1 00-01
119.76 Acres (WTM16-002) and 35.16 Acres
(wsuP16-0002)
Suburban Residential and Rural
Low Density Suburban (LDS) (maximum allowed
density 1 dwelling per acre) on +l-116 acres and
General Rural (GR)(maximum density is 1 dwelling per
40 acres) on +L2.79 acres
North Valleys
North Valleys
Article 608, Tentative Subdivision Maps, and Article
8'10, Special Use Permits
5 - Commissioner Herman
Sections 11, T20N, R19E, MDM,
Washoe County, NV
Trevor Lloyd, Senior Planner
Washoe County Community Services Department
Planning and Development Division
775.328.3620
tl lovd @washoecou ntv. us

a

a

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. Lloyd 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. Lloyd 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 hive
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 fonrrrarded 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 lndian 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 vehicleslt 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.

March 7, 2017 Washoe County Planning Commission Meeting Minutes Page 6 of 19



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 allfuture 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. lf 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. ln 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 blsins 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 iounty
Development Code, they verified they met those minimum requirements. This project wai
located in an area that ultimately drained to a closed basin (Swan Lake). Fie laid 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
tlose volume impacts, because those were two different distinct things. The Enginee-ring
Condition 2w required that the increase storm water runoff generated from this pioject b6
mitigated through a. volume metric approach, which was a requirement when tne iinal 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 significanfly larger than
the one that was drawn on the tentative map, how would that get mltigatea, because there was
development within that expanded flood plain as it was recorded in fEuR maps currenly. Mr.
Smith said the Applicant went through a process to evaluate those existing flood ruhoffs,
existing volumes of water that came into the FEMA designated floodplain and t[eir 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 tak-ing the
same volumes of water that was running off of the upstream propertyi tney were accepting
those storm water flows on to their property; they were providing routing through their propert!
in an engineered and designated fashion from the existing natuial floodplain; ind, then on tn6
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 iounty
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 engineeiing condltion was a
perfect example of that outcome.

Vice Chair Chvilicek opened up public comment. Jeff Nichols, 3145 lndian Lane; Tom
Whobrey,3125 lndian Lane; Wes Fletcher,7225 Remington Road; Ray Lake,620 Colt Drive;
Susan Terry, 3305 lndian Lane; Roger Edwards, 3405 Wir Paint Circle;-Carlos Archuleta, 70g5
_E9!ates Road; Dylan Etchegaray,3lT0lndian Lane; Neal Cobb, 7660 Hillview Drive; Bill Rosa,
7615 Estates Road; Scott Bauer, 7850 Tamra Drive; Maryl Etchegaray, A1TO lndian 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 f.fortn Valleys Vision and
Character Statement, annexation into the City, hook up to City water and sewer, iecharge fees,
NDOT, US Highway 395, service levels, number of homes per acre, domesiicated Jnimals,
equestrian trail, coyote territory, mosquitos, flood zone, FEMA, four-way stop or stop light at the
intersection, unique park and arena, water quality, regeneration proleci, 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 to 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
1 10.608.25, with the inclusion of the additional condition 1r, 2w 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 ot 17

2) Design or lmprovement. 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,2w 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) lmprovements. 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 ot 17;

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

4) lssuance 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 lnstallation. lssuance 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 Gase 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. lf approved, the amendment would
change !25.3 acres of the property currently designated Rural to Suburban Residential and
would change t25.3 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 t139.816 acres and the amount of acreage designated Suburban
Residential will also remain the same at t68.797 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. lf approved, the amendment would change t253 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 t139.816 acres and the amount of acreage zoned Medium Density
Suburban will also remain the same at t68.797 acres.

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

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

o 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

o Assessor's Parcel Numbers: 080-730-18, 080-730-19 , 080-730-21 , 080-635-01 ,

080-635-02 and 552-21 0-07
. Parcel Sizes: +208.615 acres total
o Master Plan Categories: Rural@ and Suburban Residential (SR)
. 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
. Sectionffownship/Range: Portions of Section 3, T20N, R19E, and Sections 34

and 35, T21N, R19E, MDM,
Washoe County, NV

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

. Phone: 775.328.3622

. E-Mail: rpelham@washoecountv.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 fonnrard 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 fonuard, 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). I 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
othenrrise 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. lfurther move to certify the
resolution and the proposed Regulatory Zone Amendment Case Number WRZA17-OO1as 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 GroMh. 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 (lndustrial 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 5lndustrial 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(l) 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:

. Location:

. Master Plan Category:

. Regulatory Zone:

. Area Plan:

. Citizen Advisory Board:

. Development Code:

. Commission District:

. Prepared by:

. Phone:

. E-Mail:

GailWilley
All of unincorporated Washoe County
Rural (R)
General Rural (GR)
Ail
Ail
Article 818, Amendment of Development Code
Alt
Eric Young, Senior Planner
Washoe County Community Services Department
Planning and Development Division
775.328.3613
evounq@washoecountv. 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 3S-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 lot 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 fonrvard 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 4O-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 staffs 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 fonruard 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 to
how it affected one property, then that would not be the comprehensive thought process
necessary to amend the Code to allow it to happen anyuhere. 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 4O-acre provision, the Applicant could appeal that to the BCC and the BCC could take action
to reverse what this Commission did and move fonrvard 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 staffs recommendation and there was commentary about
the 4O-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
(lndustrial Use Types.) I 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
1 10.818.15(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 g18, 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 reguratory 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 Elemeni or the
Population Element of the Washoe County Master plan.

10. Chair and Commission ltems
*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.

"8. 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
lhe 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 would check into it.

11. Director's and Legal Counsel's ltems
*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 callfor 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, I ndependent 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 Number WMPA17-0002  
and  

Regulatory Zone Amendment Case Number WRZA17-0001 

Washoe County Commission 
March 7, 2017 



2 

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 



3 

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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Vicinity 
 Map 
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Site  Topography 
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Existing and Proposed Master Plan Maps 
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Existing and Proposed Regulatory Zone Maps 
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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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Public  
Notice 
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Master Plan Amendment Findings 
Made by Planning Commission 
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Master Plan Amendment Findings 
Made by Planning Commission 
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Master Plan Amendment Findings 
Made by Planning Commission 
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Master Plan Amendment Findings 
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Master Plan Amendment Findings 
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Master Plan Amendment Findings 
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Master Plan Amendment Findings 
Made by Planning Commission 
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Regulatory Zone Amendment Findings 
Made by Planning Commission 
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Regulatory Zone Amendment Findings 
Made by Planning Commission 
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Regulatory Zone Amendment Findings 
Made by Planning Commission 
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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 
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Recommendations 
(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  
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Possible 
Motion,  

Master Plan 
Amendment 

 
Page 6 of Staff 

Report 
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Possible 
Motion,  

Regulatory 
Zone 

Amendment 
 

Page 7 of Staff 
Report 
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Possible Motion, Continued 
Page 8 of Staff Report 
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Possible Motion, Regulatory Zone Amendment 
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Questions? 


