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Board of County Commissioners 
May 22, 2018 

APPEAL OF DENIAL OF 
MASTER PLAN AMENDMENT AND 

DEVELOPMENT CODE AMENDMENT CASE 
NUMBERS: 

WMPA18-0001 and WDCA18-0001 
SUN VALLEY AREA PLAN 



2 

 
 
 

Overview 

Amendment would have allowed the 
development of single-family 
dwellings within the NC Regulatory 
zone of the Downtown Character 
Management Area, subject to the 
approval of a Special Use Permit 
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DCMA 

 
 Sun Valley Downtown 

Commercial 
Management Area 
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Background 

 Planning Commission heard the item on April 
3, 2018 
 Amendments were denied based upon the 

inability to make the findings required under 
Articles 818 and 820 of the Development 
Code 



5 

Background 

 Many parcels are 1/3 acre 
 Empty (vacant) parcels cannot have new 

homes constructed 
 Existing homes cannot be improved / 

enlarged 
 Nearly all other area plans allow single-family 

residences in the NC zone 
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DCMA - Zoning 



7 

Proposed Amendments - MPA 

Area Plan Amendment 
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Proposed Amendments - DCA 

Development Code Amendment 
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Public Notice 

1227 parcels noticed 
at 750 feet from 
DCMA 
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 Met on 2/5/18 
 Voted to recommend retaining the current 

language. 
 The CAB generally prefers commercial 

development along Sun Valley Boulevard. 

Sun Valley Citizen Advisory Board 
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Basis of Appeal (Exhibit C to Staff Report) 

The appellant, Ron Bell, has stated that the reasons 
for the appeal are: 
“In 2010 Sun Valley master plan revised in the spirit 
to clean up Sun Valley Blvd and promote commercial 
development. Unfortunately they made the area 
too broad and included residential lots a block or 
more from the Blvd. including mine at 109 Grumpy. 
This has created blight and unimproved properties 
including mine. The Planning Commission didn’t 
read or understand the staff report provided to 
them by Washoe Planning dept. recommending 
approval of amendment.” 
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Findings 

Required Master Plan Amendment 
Findings can be found on page 2 of 7 
of the staff report. 
 
Required Development Code 
Amendment Findings can be found on 
page 3 of 7 of the staff report. 
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Recommendation 

It is recommended that the Board of County 
Commissioners affirm the decision of the 
Planning Commission and uphold the denial 
of Master Plan Amendment Case Number 
WMPA18-0001 (Sun Valley Area Plan) and 
Development Code Amendment Case 
Number WDCA18-0001 (Sun Valley Area 
Plan Modifiers). 
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Possible Motions 

A possible motion for affirmation of the decision of the 
Planning Commission can be found on page 4 of 7 of the 
staff report and begins with, “Move to affirm the denial 
of:” 
 
Should the Board of County Commissioners disagree with 
the Planning Commission’s denial, a possible motion to 
reverse the decision of the Planning Commission can be 
found on page 5 of 7 of the staff report and begins with, 
“Move to reverse the denial of, and adopt, both:” 
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QUESTIONS ? 



Master Plan Amendment Denial Appeal 
Ron Bell Appellant            

 WMPA18-0001 Sun Valley Area Plan  



Ron Bell Realtor/Remodeler-Entry Level 
Here for myself and around  100 affected 



 
 

     
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Background-why are we here today? 
 
1945: Master planned manufactured home 
community, 1 of the largest/ best in Country!  
 
Sun Valley has had affordable housing since it’s 
inception and now has an extreme shortage 
 
1990’s: S.V. Master Plan starts; encourages 
commercial; strip centers vs. affordable housing 
back in retail days of Radio Shack, Blockbuster et al 
which goes against original zoning and vision, too 
wide of area, no regard to property rights 
DCMA: Downtown Character Management Area
  
 
 
 
 
 
 
 
 
 
 
 
 
 







 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Background Continued 
 

2010: Sun Valley Master Plan Adapted resulting in a 
moratorium without compensation on manufactured 

homes on office & Neighborhood Commercial zoned lots 
and without proper notice of zoning change to property 

owners creating hardships and loss of property rights 
 

2017: Years of telling property owners they couldn’t put a 
manufactured home or major remodel on their property, 
Planner’s at Building Dept. passionately drafted the much 
needed Master Plan Amendment (all planners for it!) No 

objections in 1227 owners notified in and around  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





 
 
 
 
 
 
 
 
 
 

2018 
 
 

January; Roger Pelham Senior Planner recommends 
motion to initiate an amendment to Sun Valley 

Master Plan and gets approved. 
 

February: Trevor Lloyd presents Planning Depts. 
Amendment to CAB, CAB took a pro commercial-
retail stance and voted to deny the amendment. 

 
 



 
 
 
 
 
 
 
 
 
 
 
 

April 3, 2018  
 

Trevor Lloyd from Planning Dept. presents their 
Master Plan Amendment to Planning Commission. 

Ron Bell Commented and NIMBY’S/CAB 
 

Planning Commission denies the amendment 
request very late at night 4 to 3, those denying it 

appeared to not understand and or read the report. 
 
 
 
 



 
 
 
 
 
 
 
 
 
 

Background Neighborhood Commercial Homesites 
 

Many parcels are 1/3 acre, about this room to bathrooms size 
(to small for commercial-catch 22)  

 
Vacant parcels cannot have new 

homes constructed (even if home on it previously/utilities on it) 
 

Existing homes cannot be improved /replaced or 
enlarged resulting in blight in DCMA  

 
Nearly all other area plans allow single-family 

residences in the NC zone 







 
 
 
 
 
 
 
 
 

Overview 
 

Amendment allows the development 
of single-family dwellings within the 

NC Regulatory zone of the 
Downtown Character Management 
Area, subject to the approval of a 

Special Use Permit; nothing really changing! 





Building Dept. Planner’s Recommendation 





Key Feature of Area Plan Amendment Strike 



Key Feature Development Code Amendment 
Strike 



 
 
 
 
 
 
 

Development Code Amendment Findings Staff 
 

Findings and evaluation can be found 
on page 8 of the staff report. 

 
“Staff believes that all findings can be” 

made and recommends approval of 
the Development Findings” (now switched). 



 
 
 
 
 
 
 

Master Plan Amendment Findings By Planning & 
Building Dept. Staff 

 
Findings and evaluation can be found 

on page 6 & 8 of the staff report. 
 

“Staff believes that all findings can be” 
made and recommends approval of 

the MPA. (switched position) 



 
 
 
 
 
 
 
 
 
 

Sun Valley Master Plan 90’s Era Retail-
Commercial Logic vs. Now 

 
Park Lane Mall Retail to mostly Residential 

 
Sparks Multiplex Retail to Residential 

Casinos and shops downtown converted to 
Residential (Siegel Suites et al) 

 
In the world of online, retail and commercial is 

dying and residential is thriving/in demand 
 



Commercial and Retail-The Good, the bad… 



And the ugly 



The New Normal 



   
 

Increasing Jobs, many of which kill retail-commercial 
Housing Needed The Most!  

 
 
 



Skyrocketing Rents And Real Estate Prices 



UNR Near Sun Valley Continues to Expand 



Commercial Examples on Boulevard 



Mostly Vacant Attempt At Commercial Since 
Opening, Vice Businesses Attracted; Tobacco, 

Loans, Gambling 



Vacant Vacant Vacant Since Opening! 



Commercial Verses Residential In Close 
Proximity 



Some say affordable housing is bad and want 
more of this…   

Commercial Zoning Allows This… 



Examples of more vice businesses.. 



Scolari’s Life Support-Predatory Business 



Trashed Lots And Abandoned Mobile Homes 
In Moratorium/DCMA Area  



Vacant Lots Affected By Moratorium Without 
Compensation 



All Utilities in on 6th St. Vacant Property 
Similar Scenario As Others; Mfg. Neighbors 



   
 
 
 
 



One Block away from Sun Valley Boulevard 



Grumpy Lane From My Lot North-South 



My 109 Grumpy homesite has all utilities in 



My Vacant Lot Now, My Mailbox 



My Lot Looking Back To Sun Valley Blvd 







Future of Retail/Commercial or Affordable 
Housing? 

This   Or This 



 
Master Plan Strip Malls or Tiny Manufactured   

Houses?          
        15 years from now if status quo   

 
15 years from now if moratorium lifted
  



This? Or This? (The Future Of Sun Valley with 
Current Moratorium) 
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