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 December 2018 

Washoe County Development Application 
Your entire application is a public record.  If you have a concern about releasing  
personal information, please contact Planning and Building staff at 775.328.6100. 

  Project Information                                 Staff Assigned Case No.:   

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

Assessor’s Parcel No.(s): Parcel Acreage: Assessor’s Parcel No.(s): Parcel Acreage: 
    
    
Indicate any previous Washoe County approvals associated with this application: 
Case No.(s). 

Applicant Information (attach additional sheets if necessary) 
Property Owner: Professional Consultant: 
Name: Name: 
Address: Address: 
 Zip:  Zip: 
Phone: Fax: Phone: Fax: 
Email:  Email:  
Cell: Other: Cell: Other: 

Contact Person: Contact Person: 
Applicant/Developer: Other Persons to be Contacted: 
Name: Name: 
Address: Address: 
 Zip:  Zip: 
Phone: Fax: Phone: Fax: 
Email:  Email:  
Cell:  Other: Cell:  Other: 
Contact Person: Contact Person: 

For Office Use Only 
Date Received: Initial: Planning Area: 
County Commission District: Master Plan Designation(s): 
CAB(s): Regulatory Zoning(s): 
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Washoe County Planning and Building  December 2018 
MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION  

Master Plan Amendment 
Supplemental Information 

(All required information may be separately attached) 
 
 

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

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

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

 A request to add, amend, modify or delete any of the adopted policies in the area plans and/or 
specific language found in the area plans 

 Other (please identify):  

 
Please complete this questionnaire to ensure consistent review of your request to amend the Washoe 
County Master Plan.  Staff will review the application to determine if the amendment request is in 
conformance with the policies and language within the elements and area plans of the Master Plan or if 
the information provided supports a change to the plan.  Please provide an explanation to all questions; 
attach additional sheets if necessary. 
 
1. What is the Master Plan amendment being requested at this time? 

 
 

 
2. What conditions have changed and/or new studies have occurred since the adoption of the Washoe 

County Master Plan that supports the need for the amendment request? 

 
 

 
3. Please provide the following specific information: 

a. What is the location (address or distance and direction from the nearest intersection of the 
subject property)?  Attach, for map amendments, a legal description.  For all other amendments, 
what is the area subject to the request? 
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MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION  

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

Assessor’s 
Parcel 

Number 

Master Plan 
Designation 

Existing 
Acres 

Proposed 
Master Plan 
Designation 

Proposed Acres 

     
     
     
     
     
     
     
     

 
c. What are the adopted land use designations of adjacent parcels? 

North  
South  
East  
West  

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

roadways, buildings, etc.). 

 

 
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 
wildlife habitat. 

 

 
6. Describe whether any of the following natural resources or systems are related to the proposed 

amendment: 

a. Is property located in the 100-year floodplain?  (If yes, 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 & Capital Projects Division.) 

 Yes  No 
 

 Explanation: 

 
 

 
b. Does property contain wetlands?  (If yes, attach a preliminary delineation map and describe the 

impact the proposal will have on the wetlands.  Impacts to the wetlands may require a permit 
issued from the U.S. Army Corps of Engineers.) 

 Yes  No 
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MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION  

 
 Explanation: 

 
 

 
c. Does the property contain slopes or hillsides in excess of 15 percent and/or significant ridgelines?  

(If yes, submit the slope analysis requirements as contained in Article 424, Hillside Development 
of the Washoe County Development Code.) 

 Yes  No 
 

 Explanation: 

 
 

 
d. Does the property contain geologic hazards such as active faults, hillside, or mountainous areas?  

Is it subject to avalanches, landslides, or flash floods?  Near a stream or riparian area such as the 
Truckee River, and/or an area of groundwater recharge?  If the answer is yes to any of the above, 
check yes and provide an explanation. 

 Yes  No 
 

 Explanation: 

 

 
e. Does the property contain prime farmland, within a wildfire hazard area, geothermal or mining 

area, and/or wildlife mitigation route?  If the answer is yes to any of the above, check yes and 
provide an explanation. 

 Yes  No 
 

 Explanation: 

 
 

 
7. Are any archaeological, historic, cultural, or scenic resources in the vicinity or associated with the 

proposed amendment?  If the answer is yes to any of the above, check yes and provide an 
explanation. 

 Yes  No 
 
 Explanation: 

 

 
8. Do you own sufficient water rights to accommodate the proposed amendment?  (Amendment 

requests in some groundwater hydrographic basins [e.g. Cold Springs, Warm Springs, etc.] require 
proof of water rights be submitted with applications.  Provide copies of all water rights documents, 
including chain of title to the original water right holder.) 

 Yes  No 
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MASTER PLAN AMENDMENT SUPPLEMENTAL INFORMATION  

 If yes, please identify the following quantities and documentation numbers relative to the water rights.  
Please attach a copy(s) of the water rights title (as filed with the State Engineer in the Division of 
Water Resources of the Department of Conservation and Natural Resources). 

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  

 
a. If the proposed amendment involves an intensification of land use, please identify how sufficient 

water rights will be available to serve the additional development. 

 

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

a. System Type: 

 Individual wells 
 Private water Provider:  
 Public water Provider:  

 
b. Available: 

 Now  1-3 years  3-5 years  5+ years 
 

c. If a public facility is proposed and is currently not available, please describe the funding 
mechanism for ensuring availability of water service. 

 
 

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

a. System Type: 

 Individual septic 
 Public system Provider:  

 
b. Available: 

 Now  1-3 years  3-5 years  5+ years 
 
c. If a public facility is proposed and is currently not available, please describe the funding 

mechanism for ensuring availability of sewer service.  If a private system is proposed, please 
describe the system and the recommended location(s) for the proposed facility. 

 
 

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

the regional freeway system. 
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12. Will the proposed amendment impact existing or planned transportation systems?  (If yes, a traffic 
report will be required.) 

 Yes  No 
 

13. Community Services (provided and nearest facility): 

a. Fire Station  
b. Health Care Facility  
c. Elementary School  
d. Middle School  
e. High School  
f. Parks  
g. Library  
h. Citifare Bus Stop  

 
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: 

 
 

 
b. Conservation Element: 

 
 

c. Housing Element: 

 
 

d. Land Use and Transportation Element: 

 
 

e. Public Services and Facilities Element: 

 
 

f. Adopted area plan(s): 

 
 

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

and analysis required by the Plan Maintenance criteria.   

 

 
Applicant Comments 
This page can be used by the applicant to support the master plan amendment request and should 
address, at a minimum, how one or more of the findings for an amendment is satisfied.  (Please refer to 
Article 820 of the Washoe County Development Code for the list of Findings.)   
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plan including the Sun Valley Area Plan; provide for compatibility with surrounding land uses, 
topography, and the environment; are consistent with changes and ongoing development in 
the area; take advantage of an infill location and availability of existing nearby services and 
infrastructure; provide for an orderly physical pattern of growth in the county and Sun Valley 
community and provide for much needed housing that Washoe County citizens can afford; 
and do not affect any nearby military installations as none are located in this area. See 
Additional Findings.



IV. MASTER PLAN AMENDMENT FINDINGS 
 
(1) Consistency with Master Plan. The proposed amendment is in substantial compliance 
with the policies and action programs of the Master Plan. – Response: 76% of the site is 
characterized with minimal topographical relief (Slopes < 15%) and upland vegetation for 
the area located adjacent to and north of 9th avenue, east of the Klondike Drive right-of-
way, and southwest of Highland Ranch Parkway.  The more steeply sloped portion of the 
site is located on the north portion of the property where a rocky knoll exists south of 
Highland Ranch Parkway. The current Rural Land Use Designation being 1.676 acres 
does not include a large portion of the most steeply sloped areas including a minimal 
amount of land with slopes exceeding 30% slopes.  
 
As proposed, 3.68 acres of the north portion of the property is proposed to be 
designated as Rural including a much greater portion of land with slopes exceeding 20% 
and almost all the land with slopes exceeding 30%. This would include the top of the 
rocky knoll  extending west to the Klondike ROW (proposed for abandonment) and north 
and east to Highland Ranch Parkway. While nearly 1.5 acres of land along Highland 
Ranch Parkway has slopes less than 15%, this area is not suitable for development as a 
crest vertical curve on the 2-lane arterial street does not allow for adequate sight 
distance in this area. Steep slopes to the west, south, and east preclude the ability to 
grade in a road that meets county standards into the southern portion of the site.  
 
Thus, it makes great sense to allow a portion of the site with slopes largely less than 20% 
be included in the area proposed for development but then adding nearly all the land with 
slopes exceeding 20%. This would also allow for a great trail system to connect 9th 
avenue and Highland Ranch Parkway and allow the public to access the top of the Rocky 
Knoll with its fantastic views of the Sun Valley and Truckee Meadows area including 
views of Peavine Peak and Mt. Rose.  
 
Finally, the geotechnical report shows that the soils south of the rocky knoll are very 
stable and could easily accommodate a terraced 2:1 cut slope with 6’ tall rockery walls 
(exposed face). Rock riprap could be placed within the terraced area, backfilled with 
topsoil, and revegetated to blend in with the surrounding terrain. This would comply with 
policy statements SUN 4.2 and SUN 4.6 within the Sun Valley Area plan. Abandonment of 
Klondike Drive will comply with policy statement SUN 3.4: 
 

SUN.4.2 Hillside development shall disturb the minimum area required for construction 
and conserve steep slopes in their natural state. 

SUN.4.6 Soils disturbed through the development process shall be revegetated no later 
than the next spring… 

SUN.3.4 Unneeded dirt roads and other disturbed areas on the public lands surrounding 
Sun Valley should be obliterated and revegetated by the appropriate land management 
agency. 
 

Thus, the proposed changes are Consistent with the Master Plan. FIGURE 1 below shows 
the slope map for the site with green being areas with slopes less than 15%, yellow with 
slopes from 15% to 30% and red with slopes exceeding 30%. FIGURE 1 shows the current 
area designated  Rural (GR zoning), the proposed Rural area, and other important 
features. 



 

 

FIGURE 1 – EXISTING AND PROPOSED RURAL AREA 

 
(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. – Response: As discussed in the application information, the site 
is bordered to the west by 7,000 sq. ft. minimum size lots. The area west of the proposed 
Suburban Residential Area will have a significant buffer area including relocation of a 
drainage ditch, a maintenance access road/trail system, and an existing detention basin. 
Palmer Elementary school lies to the south of the site, separated by 9th Avenue. The 
existing 7,000 sq. ft. minimum size lots located east of Palmer Elementary School are 



separated from the site by open space that is part of the subdivision. Highland Ranch 
Parkway lies to the northeast. Across from the arterial street is Highland Village, a 
recently approved subdivision with High Density Suburban Zoning. See FIGURE 2 below. 
 

 

 

FIGURE 2 – AERIAL PHOTO 

 

(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. Response: The existing 7,000 sq. ft. minimum 
size lots located south and west of the site were approved in the past 25 years. Highland 
Village located northeast of the site was approved in November 2020. Finally, Highland 
Ranch Parkway that will provide vehicular access to the site was constructed in the late 
1990’s as an arterial roadway with moderate access control. Overall, the proposed 
amendments will allow for a more desirable utilization of the land and will be compatible 
with surrounding land uses.  
 
(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.  – Response: As discussed in the application, all 
needed services are in close proximity to this project that falls within the Sun Valley 
Suburban Character Management Area including public safety facilities. The property lies 
in a Low Fire Risk category.  



 
(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. – Response: The proposed amendment 
will promote the desired pattern for the orderly physical growth of the County with a 
better allocation of the land for development vs. undeveloped land that takes into 
account topography, access, desire for public trails, and sensitivity to traffic issues in 
the area.  
 
(6) Effect on a Military Installation When a Military Installation is Required to be Noticed. The 
proposed amendment will not affect the location, purpose and mission of the military installation. 
–  Response: There is no military installation in the vicinity of the project. 
 
 

Notes on Truckee Meadows Regional Plan Conformance: 
 
The project lies within the Truckee Meadows Service Area and has a Tier 2 Land Designation 
within the Truckee Meadows Regional Plan: 
 
Tier 2 Land 

Area within the TMSA where there is generally less dense development occurring at suburban 
levels, with some higher density nodes, and third in the priority hierarchy for development. A 
variety of residential and non-residential uses exist in this area. Public facility and service 
provision is currently in place or is planned. There is a desire to have connectivity to Tier 1 
Lands and Mixed Use Core area through multi-modal means. 
 

Table 3.1 – Regional Land Designation Requirements 

Regional Land 
Designation 

Minimum Density 
(du/acre) 

Maximum Density 
(du/acre) 

Nonresidential 
Standards 

Tier 2 Land No minimum 30 du/ac None 

 

We envision 70 lots for the development to be entitled with a future Tentative Map. For the 18.408 acre 
parcel, this would equate to a density of 3.8 dwelling units per acre or 4.75 du/acre for just the Suburban 
Residential Component of the project. (18.408 acres – 3.68 acres designated Rural = 14.728 acres of 
Suburban Residential land). These densities fit well for Tire 2 Land. In addition, the site is only a 12-
minute walk from the nearest Regional Transportation Commission bus stop. In addition, having direct 
access to Highland Ranch Parkway in the Sun Valley Suburban Character Management area provides 
additional multi-modal opportunities for ride sharing and other new forms of transportation. Thus, we feel 
that the proposed amendment does comply with the Truckee Meadows Regional Plan.  
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MASTER PLAN AMENDMENT SUBMITTAL REQUIREMENTS 

Master Plan Amendment 
Washoe County Code (WCC) Chapter 110, Article 820, Amendment of the Master Plan, provides the 
method for amending the Master Plan, including requests to change a master plan designation affecting a 
parcel of land or a portion of a parcel.  A Master Plan Amendment may be initiated by the Board of 
County Commissioners, by the Director of Planning and Building, or an owner of real property or the 
property owner's authorized agent may initiate an amendment by submitting an application.  See WCC 
110.820, for further information.  

Development Application Submittal Requirements 
Applications are accepted on the 8th of January, May, and September 

1. Fees:  See Master Fee Schedule.  Bring payment with your application to Community Services 
Department (CSD).  Make check payable to Washoe County.

2. Development Application:  A completed Washoe County Development Application form.

3. Owner Affidavit:  The Owner Affidavit must be signed and notarized by all owners of the property 
subject to the application request.

4. Proof of Property Tax Payment:  The applicant must provide a written statement from the Washoe 
County Treasurer’s Office indicating all property taxes for the current quarter of the fiscal year on the 
land have been paid.

5. Application Materials:  The completed Master Plan Amendment Application materials.

6. Traffic Impact Report:  Traffic impact reports are required whenever the proposed amendment will 
create the potential to generate 80 or more weekday peak hour trips as determined using the latest 
edition of the Institute of Transportation Engineers (ITE) trip generation rates or other such sources, 
as may be acceptable by Washoe County Engineering.  Projects with less than 200 peak hour trips 
may not need to perform an impact analysis for future years.  Traffic consultants are encouraged to 
contact Engineering staff prior to preparing a traffic impact report.

7. Application Map Specifications:  If this request involves a change to a map within the Master Plan, 
provide a map to be drawn using standard engineering scales (e.g. scale 
1” = 100’, 1” = 200’, or 1” = 500’) clearly depicting the area subject to the request, in relationship to 
the exterior property lines.  All dimensions and area values shall be clearly labeled and appropriate 
symbols and/or line types shall be included in the map legend to depict the map intent.

8. Compliance with Planning Area Special Requirements:  Several planning areas (e.g. North 
Valleys, South Valleys, etc.) have additional submittal requirements, especially related to proof of 
sufficient water rights to serve the proposed master plan amendment.  Please consult the Master 
Plan and the Washoe County Development Code, Division Two, for the planning area(s) to be 
impacted prior to submitting a Master Plan Amendment Application.

9. Digital File:  If this request involves a change to a map within the Master Plan, the applicant must 
provide an electronic file representing the scale, location, and size (in acres) of the proposed Master 
Plan changes.  The file shall match any exhibits and/or acreage information contained within the 
original paper application.  Preferred file format will be compatible with ESRI Geographic Information 
System (GIS) software technology (AutoCAD files are acceptable but should only include the polygon 
layer information necessary to determine the location and size of the proposed land use change 
request).  The data provided will be used by staff to create a “side-by-side” comparison map of 
existing and proposed land use and will also be the basis for official changes to the Washoe County 
land use database should the request be approved.  The data may also be used for three 
dimensional (3D) modeling of the request during the permit review and public hearing process.

10. Packets:  Four (4) packets and a flash drive - any digital documents need to have a resolution of 
300 dpi.  One (1) packet must be labeled “Original” and contain a signed and notarized Owner 
Affidavit.  Each packet shall include one (1) 8.5” x 11” reduction of any large-scale map.  These 
materials must be readable.  Labeling on these reproductions should be no smaller than 8 point on
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MASTER PLAN AMENDMENT SUBMITTAL REQUIREMENTS  

the 8½ x 11" display.  Any specialized reports identified above shall be included as attachments or 
appendices and be annotated as such. 

  

Notes: (i) Application and map submittals must comply with all specific criteria as established in the 
Washoe County Development Code and/or the Nevada Revised Statutes. 

 (ii) Appropriate map engineering and building architectural scales are subject to the approval 
of the Planning and Building Division and/or the Engineering and Capital Projects Division. 

 (iii) All oversized maps and plans must be folded to a 9” x 12” size. 

 (iv) Based on the specific nature of the development request, Washoe County reserves the 
right to specify additional submittal packets, additional information and/or specialized 
studies to clarify the potential impacts and potential conditions of development to minimize 
or mitigate impacts resulting from the project.  No application shall be processed until the 
information necessary to review and evaluate the proposed project is deemed complete by 
the Director of Planning and Building. 

 (v) Labels:  If there is a mobile home park within seven hundred fifty (750) feet of the 
proposed Master Plan amendment, the applicant is required to submit three (3) sets of 
mailing labels for every tenant residing in the mobile home park.  Contact the Mobile 
Home Park Management for a complete list. 

 (vi) Master Plan Amendments that propose a change to the Vision or Character 
Statement or any of their associated goals and/or policies of an Area Plan may 
require a series of community visioning workshops with the applicable Citizen 
Advisory Board(s).  Please see the Plan Maintenance section of the subject Area 
Plan for more information. 
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REGULATORY ZONE AMENDMENT SUPPLEMENTAL INFORMATION 

Regulatory Zone Amendment 
Supplemental Information 

(All required information may be separately attached) 
 
 

Please complete the following supplemental information 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. List the Following information regarding the property subject to the Regulatory Zone Amendment. 

a. What is the location (address, distance and direction from nearest intersection)?   

 

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

 

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

 Zoning Use (residential, vacant, commercial, etc,) 
North   
South   
East   
West   

 
3. Describe the existing conditions and uses located on the site (i.e. vacant land, roadways, easements, 

buildings, etc.). 

 

 
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. 

 

 

APN of Parcel 
Master Plan 
Designation 

Current 
Zoning 

Existing 
Acres 

 
Proposed 

Zoning 
Proposed 

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

 Yes, provide map identifying locations  No 
 
6. Is the site located in an area where there is potentially an archeological, historic, or scenic resource?  

 Yes  No 
 
 Explanation: 

 

 
7. Are there sufficient water rights to accommodate the proposed amendment?  Please provide copies 

of all water rights documents, including chain of title to the original water right holder.) 

 Yes  No 
 
 If yes, please identify the following quantities and documentation numbers relative to the water rights: 

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

 
a. Title of those rights (as filed with the State Engineer in the Division of Water Resources of the 

Department of Conservation and Natural Resources): 

 
 

 
b. If the proposed amendment involves an intensification of land use, please identify how sufficient 

water rights will be available to serve the additional development. 

 
 

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

a. System Type: 

 Individual wells 
 Private water Provider:  
 Public water Provider:  

 
b. Available: 

 Now  1-3 years  3-5 years  5+ years 
 

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

 Yes  No 
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d. If a public facility is proposed and is currently not listed in the Washoe County Capital 

Improvements Program or not available, please describe the funding mechanism for ensuring 
availability of water service. 

 
 

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

amendment? 

a. System Type: 

 Individual septic 
 Public system Provider:  

 
b. Available: 

 Now  1-3 years  3-5 years  5+ years 
 

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

 Yes  No 
 
d. If a public facility is proposed and is currently not listed in the Washoe County Capital 

Improvements Program or not available, please describe the funding mechanism for ensuring 
availability of sewer service.  If a private system is proposed, please describe the system and the 
recommended location(s) for the proposed facility. 

 
 

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

the regional freeway system.   

 
 

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

report is required.) 

 Yes  No 
 

12. Community Services (provided name, address and distance to nearest facility). 

a. Fire Station  
b. Health Care Facility  
c. Elementary School  
d. Middle School  
e. High School  
f. Parks  
g. Library  
h. Citifare Bus Stop  
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Regulatory Zone Amendment Findings 
Please attach written statements that addresses how the required findings for a Regulatory Zone 
Amendment and any goals and policies of the affected Area Plan, are being address by this proposal. 
Below are the required finds as listed in the Washoe County Development Code, Article 821.  The 
individual Area Plans are available on the Washoe County web page, under Planning. 

Findings.  To make a recommendation for approval, all of the following findings must be made by the 
Commission: 

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

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

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

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

(5) No Adverse Effects.  The proposed amendment will not adversely 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.

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

9

Ken
Typewritten text
See Attached Section on Findings in Section VIII.



Washoe County Planning and Building  December 2018 
REGULATORY ZONE AMENDMENT SUPPLEMENTAL INFORMATION 

Projects of Regional Significance Information 
For Regulatory Zone Amendments 

Nevada Revised Statutes 278.026 defines “Projects of Regional Significance”.  Regulatory Zone 
amendment requests for properties within the jurisdiction of the Truckee Meadows Regional Planning 
Commission (TMRPC) must respond to the following questions.  A “Yes” answer to any of the following 
questions may result in the application being referred first to the Truckee Meadows Regional Planning 
Agency (TMRPA) for submission as a project of regional significance.  Applicants should consult with 
County or Regional Planning staff if uncertain about the meaning or applicability of these questions. 
 
1. Will the full development potential of the Regulatory Zone amendment increase employment by not 

less than 938 employees? 

 Yes  No 
 
2. Will the full development potential of the Regulatory Zone amendment increase housing by 625 or 

more units? 

 Yes  No 
 
3. Will the full development potential of the Regulatory Zone amendment increase hotel 

accommodations by 625 or more rooms? 

 Yes  No 
 
4. Will the full development potential of the Regulatory Zone amendment increase sewage by 187,500 

gallons or more per day? 

 Yes  No 
 
5. Will the full development potential of the Regulatory Zone amendment increase water usage by 625 

acre-feet or more per year? 

 Yes  No 
 
6. Will the full development potential of the Regulatory Zone amendment increase traffic by 6,250 or 

more average daily trips? 

 Yes  No 
 
7. Will the full development potential of the Regulatory Zone amendment increase the student 

population from kindergarten to 12th grade by 325 students or more? 

 Yes  No 
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VIII. REGULATORY ZONE AMENDMENT FINDINGS 
 
((1) Consistency with Master Plan.  The proposed amendment is in substantial compliance 
with the policies and action programs of the Master Plan. – Response: See Master Plan 
Amendment Finding No. 1. The proposed changes are Consistent with 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. – Response: See Master Plan Amendment Finding No. 2. 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. –  Response: See Master Plan Amendment 
Finding No. 3. The proposed amendment responds to changed conditions or further 
studies that have occurred since the plan was adopted by the Board of County 
Commissioners, and the requested amendment represents a more desirable utilization of 
land. 
 
(4) Availability of Facilities.  There are or are planned to be adequate transportation, 
recreation, utility, and other facilities to accommodate the uses and densities permitted by 
the proposed amendment. –  Response: See Master Plan Amendment Finding No. 4. 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. –  
Response: The proposed amendment will positively affect the implementation of the 
policies and action programs of the Washoe County Master Plan. Pertinent goals and 
Policies are Achieved with the Proposed Amendments.  
 
(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. –  Response: See Master Plan 
Amendment Finding No. 5. The proposed amendment will promote the desired pattern for 
the orderly physical growth of the County with a better allocation of the land for 
development vs. undeveloped land that takes into account topography, access, desire 
for public trails, and sensitivity to traffic issues in the area.  
 
(7) Effect on a Military Installation When a Military Installation is Required to be Noticed.  The 
proposed amendment will not affect the location, purpose and mission of a military 
installation. –  Response: There is no military installation in the vicinity of the project. 
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Regulatory Zone Amendment 
Washoe County Code (WCC) Chapter 110, Article 821, Amendment of Regulatory Zone, provides for the 
method for amending the Regulatory Zone map, including requests to change a Regulatory Zone 
affecting a parcel of land or a portion of a parcel.  A Regulatory Zone Amendment may be initiated by the 
Board of County Commissioners, by the Director of Planning and Building, or an owner of real property or 
the property owner's authorized agent may initiate an amendment by submitting an application.  See 
WCC 110.821 for further information.  

Development Application Submittal Requirements 
Applications are accepted on the 8th of each month (if the 8th is a non-work day, the first working 

day after the 8th) 

1. Fees:  See Master Fee Schedule.  Bring payment with your application to Community 
Services Department (CSD).  Make check payable to Washoe County.

2. Development Application:  A completed Washoe County Development Application form.

3. Owner Affidavit:  The Owner Affidavit must be signed and notarized by all owners of the property 
subject to the application request.

4. Proof of Property Tax Payment:  The applicant must provide a written statement from the Washoe 
County Treasurer’s Office indicating all property taxes for the current quarter of the fiscal year on the 
land have been paid.

5. Application Materials:  The completed Regulatory Zone Amendment Application materials.

6. Application Map Specifications:  Map to be drawn using standard engineering scales (e.g. scale 
1” = 100’, 1” = 200’, or 1” = 500’) clearly depicting the area subject to the request, in relationship to 
the exterior property lines.  All dimensions and area values shall be clearly labeled, and appropriate 
symbols and/or line types shall be included in the map legend to depict the map intent.

7. Compliance with Planning Area Special Requirements:  Several planning areas (e.g. North 
Valleys, South Valleys, etc.) have additional submittal requirements, especially related to proof of 
sufficient water rights to serve the proposed land use.  Please consult the Master Plan and the 
Washoe County Development Code, Division Two, for the planning area(s) to be impacted prior to 
submitting a Regulatory Zone Amendment Application.

8. Packets:  Four (4) paper packets and a flash drive – any digital documents need to have a 
resolution of 300 dpi.  One (1) packet must be labeled “Original” and contain a signed and notarized 
Owner Affidavit.  Each packet shall include one (1) 8.5” x 11” reduction of each of the above.  These 
materials must be readable.  Labeling on these reproductions should be no smaller than 8 point on 
the 8½ x 11" display.  Any specialized reports identified above shall be included as attachments or 
appendices and be annotated as such.

Notes: (i) Application and map submittals must comply with all specific criteria as established in the 
Washoe County Development Code and/or the Nevada Revised Statutes. 

(ii) Appropriate map engineering and building architectural scales are subject to the approval
of Planning and Building and/or the Engineering and Capital Projects Division.

(iii) All oversized maps and plans must be folded to a 9” x 12” size.

(iv) Based on the specific nature of the development request, Washoe County reserves the
right to specify additional submittal packets, additional information and/or specialized
studies to clarify the potential impacts and potential conditions of development to
minimize or mitigate impacts resulting from the project.  No application shall be
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Washoe County Master Plan SUN VALLEY AREA PLAN 

December 24, 2018 Page 1 

Introduction 
The Sun Valley Area Plan responds to a citizen-based desire to identify, enhance and implement 
the community character of Sun Valley and to successfully manage the social, economic and 
environmental health and sustainability of the community. 

Upon recommendation of the Washoe County Planning Commission, the Washoe County Board 
of County Commissioners directed the Department of Community Development to conduct a 
communitywide public workshop to identify the distinguishing characteristics of the Sun Valley 
community.  The Sun Valley Citizens Advisory Board appointed an “Area Plan Update 
Subcommittee” that met regularly and assisted staff and other interested residents and 
stakeholders in developing a draft plan. 

The result of the workshop and subcommittee meetings has been the development of a 
comprehensive vision for the Sun Valley community that identifies an existing and desired 
community character.  The Sun Valley Area Plan implements and preserves this community 
vision and character. 

Through cooperation with the Washoe County Board of County Commissioners and the Washoe 
County Planning Commission, the Sun Valley community will maintain and apply objective 
standards and criteria that serve to manage growth and development in Sun Valley in a manner 
that: 

• Respects the desire of the Sun Valley community to be a safe place to live, work, recreate, 
raise a family and retire; 

• Respects private property rights; 

• Promotes mixed-use development along a designated portion of Sun Valley Boulevard; 

• Provides a range of low, medium and high density housing opportunities; 

• Provides open space and recreational opportunities; 

• Provides local services and employment opportunities; and 

• Ensures that growth is kept in balance with resources and infrastructure. 

 
Vision 
Manage growth and its associated impacts in Sun Valley, focusing on preserving the surrounding 
public lands and upgrading the quality of the built environment while respecting private property 
rights. 

 
Character Statement 
The Sun Valley community is located in a geographically separated valley, between the City of 
Sparks on the east and the City of Reno on the west.  Over time, the community has evolved 
from a primarily affordable place to live to a diverse community with a growing sense of civic 
pride.  Over the next 20 years, the community will provide additional employment opportunities, 
connected with local serving office, commercial and tourist commercial businesses, and a mixed 
range of residential opportunities.  Over this period, the distribution of land uses and the provision 
of public facilities and infrastructure will enhance and facilitate a community character that 
focuses on Sun Valley being a safe and healthy place to live, raise a family, work, run a business, 
recreate and retire.  The community expresses a strong desire to manage growth levels and 
traffic patterns so that traffic congestion and related air quality do not reach undesirable levels.  
The community supports mixed-use development adjacent to Sun Valley Boulevard that will 
improve the appearance of existing and future commercial development and also provide for 
concentrating multi-family residential on this major arterial.  The community would also like to 
achieve an upgrade of public infrastructure, such as curb and gutter, to existing Development 
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Code standards.  Sun Valley’s community identity is growing in strength and its residents are 
concerned that the future growth in Sun Valley be sustainable.  Important factors of a sustainable 
Sun Valley include clean water to drink and clean air to breath, pedestrian safety, an adequate 
public transit system, manageable traffic, accessible public services, open space, trails, good 
elementary, middle and high schools and affordable housing. 

The existing and desired land use pattern in the Sun Valley planning area is comprised of a 
suburban core that includes a mix of residential densities, the majority being at three dwelling 
units per acre, with higher densities along Sun Valley Boulevard and north of El Rancho Drive.  
These suburban land uses are located throughout the central portion of the valley.  The desired 
land use pattern includes a mixed-use district that will be concentrated along both sides of Sun 
Valley Boulevard from approximately Rampion Way in the south to 7th Avenue in the north.  This 
area is referred to as the Downtown Character Management Area (DCMA) and will provide 
opportunities for property owners to develop utilizing a mixed use of office, commercial and multi-
family residential land uses within the same structure.  Future commercial developments will be 
aimed at providing services and employment opportunities to the local community and not the 
greater region.  Grocery stores excepted, single retailer establishments larger than 50,000 square 
feet are not seen as being a part of the local community character.  A small industrial area will 
continue to function north of 7th Avenue along Stella Drive, with no plans for expansion of the 
existing industrial land use designation.  Immediately adjacent to the suburban core, on the edges 
of the valley, are a few dispersed transition areas that are predominantly residential densities at 
one unit per acre that are not connected to community sewer or water.  The area outside the 
suburban core and transition areas is predominately of a rural character and comprised of some 
private property with the General Rural land use designation, public lands with the Open Space 
land use designation and some Parks and Recreation land use. 

The majority of Sun Valley will be known as the Suburban Character Management Area (SCMA).  
This area will contain residential densities of one unit per acre or greater.  Both sides of Sun 
Valley Boulevard from approximately Rampion Way in the south to 7th Avenue in the north will be 
known as the Downtown Character Management Area (DCMA).  This area will provide 
development and redevelopment opportunities for a mix of multi-family residential, office, 
commercial and tourist commercial land uses.  The SCMA and the DCMA will be the designated 
growth areas in Sun Valley.  The area outside the SCMA will be known as the Rural Character 
Management Area (RCMA).  The land use designations for private property in this area will 
remain unchanged.  The RCMA will be predominantly an area for the preservation of the 
community’s open space.  Residential densities on private lands in the RCMA will remain at one 
dwelling unit per forty acres. 

Open vistas of the surrounding ridges and the public lands managed by the Bureau of Land 
Management and Washoe County are an important identifying characteristic of the Sun Valley 
planning area.  Retaining these lands as Open Space and continued access to these lands is 
paramount to the valley’s character.  The existing open space contributes significantly to a 
community desire to develop and maintain an integrated non-motorized trail system that provides 
access to regional trails and public lands.  Community support exists for connecting existing trails, 
along with new ones, in order to develop a Sun Valley Rim Trail. 

Ken
Typewritten text
The project lies in the SCMA and will allow for residentail densities > 1 acre.

Ken
Typewritten text
standards, addition of public trails, & housing that area citizens can afford ensure compliance with the Character Statement.  

Ken
Typewritten text
A 12 minute walk to public transit, meeting LOS "C"

Ken
Highlight

Ken
Highlight

Ken
Highlight

Ken
Highlight

Ken
Highlight



Washoe County Master Plan SUN VALLEY AREA PLAN 

December 24, 2018 Page 3 

Vision and Character Management 
Land Use 
Goal One:  The pattern of land use designations in the Sun Valley Area Plan will implement 
and preserve the community character described in the Character Statement. 

Policies 

SUN.1.1 The Sun Valley Character Management Plan map (CMP) shall identify the Sun 
Valley Suburban Character Management Area (SCMA), the Downtown Character 
Management Area (DCMA) and the Sun Valley Rural Character Management 
Area (RCMA). 

SUN.1.2 To promote “mixed-use” development and redevelopment along Sun Valley 
Boulevard, the following density bonus is available within the specified 
boundaries of the Sun Valley Downtown Character Management Area (DCMA). 

a. All General Commercial and Neighborhood Commercial/Office properties are 
afforded the opportunity to add a residential component of Low Density 
Urban, if incorporated into a mixed-use development that meets the DCMA 
design standards. 

SUN.1.3 The following Regulatory Zones are permitted within the Sun Valley Suburban 
Character Management Area: 

a. High Density Rural (HDR – One unit per 2.5 acres). 

b. Low Density Suburban (LDS – One unit per acre). 

c. Medium Density Suburban (MDS – Three units per acre). 

d. High Density Suburban (HDS – Seven units per acre). 

e. Medium Density Urban (MDU – Twenty-one units per acre). 

f. Neighborhood Commercial/Office (NC). 

g. General Commercial (GC). 

h. Industrial (I). 

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

j. Parks and Recreation (PR). 

k. General Rural (GR). 

l. Open Space (OS). 

SUN.1.4 The following Regulatory Zones are permitted within the Sun Valley Downtown 
Character Management Area: 

a. High Density Suburban (HDS – Seven units per acre). 

b. Low Density Urban (LDU – Fourteen units per acre). 

c. Neighborhood Commercial/Office (NC). 

d. General Commercial (GC). 

e. Tourist Commercial (TC). 

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

g. Parks and Recreation (PR). 
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SUN.1.5 The following Regulatory Zones are permitted within the Sun Valley Rural 
Character Management Area: 

a. General Rural (GR – One unit per 40 acres). 

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

c. Parks and Recreation (PR). 

d. Open Space (OS). 

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

SUN.1.7 Tentative subdivision maps will not be approved for any development until the 
impacts of that development have been included in the Sun Valley General 
Improvement District’s water resources facilities plan. 

SUN.1.8 The Washoe County Planning Commission will review any application to expand 
the Suburban Character Management Area into the Rural Character 
Management Area against the findings, criteria and thresholds in the Plan 
Maintenance section of this plan.  At a minimum, the Planning Commission must 
make each of the applicable findings in order to recommend approval of the 
amendment to the Board of County Commissioners. 

SUN.1.9 New or redeveloped commercial and office development will be constructed to 
front (main entrance) on Sun Valley Boulevard.  Buildings that have no other 
option than to front on a side street will have the same or similar architectural 
features on the side and rear of building that faces Sun Valley Boulevard. 

SUN.1.10 The Washoe County Capital Improvements Program shall identify needed 
sidewalk and open drainage structure improvements (location, costs and funding) 
based on a study conducted by the County and the Sun Valley General 
Improvement District. 

SUN.1.11 Washoe County will work to ensure that the long range plans of facilities 
providers for transportation, water resources, schools and parks reflect the goals 
and policies of the Sun Valley Area Plan. 

SUN.1.12 Prior to any approval of proposed land use intensification that will result in 
existing school facilities exceeding design capacity and which may compromise 
the Washoe County School District’s ability to implement the neighborhood 
school philosophy for elementary facilities, the school district will identify 
improvements in their capital improvements plan or school rezoning plan that will 
enable the District to absorb the additional enrollment.  The Washoe County 
Planning Commission, upon request of the Washoe County School District Board 
of Trustees, may waive this finding. 

 
Transportation 
Goal Two:  The regional and local transportation system in the Sun Valley planning area 
will be a safe, efficient, multi-modal system providing significant connections to the 
greater region, and access to commercial services, public lands and public services 
available in the community.  The system will contribute to the preservation and 
implementation of the community character as described in the Sun Valley Vision and 
Character Statement. 
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Policies 

SUN.2.1 Level of service “C” or above is the desired level for all regional roads in the Sun 
Valley planning area. 

SUN.2.2 The Regional Transportation Commission is urged to fund and construct, at the 
earliest possible opportunity, the construction of the Sun Valley Arterial with a 
grade-separated interchange at 7th Avenue.  Sun Valley Boulevard shall not be 
extended north to connect to the Spanish Springs area until the arterial is 
constructed. 

SUN.2.3 New construction or redevelopment of commercial properties along Sun Valley 
Boulevard shall combine vehicle entrances with adjacent properties to provide 
combined parking and landscaping.  If contiguous commercial properties are not 
developed at the same time, then the vehicle access point to Sun Valley 
Boulevard will be located close to the property line between adjacent parcels. 

SUN.2.4 Remaining right-of-way along Sun Valley Boulevard should be utilized to 
establish an “edge” that includes covered ditches, public transit improvements, 
bike/pedestrian paths and landscaping. 

SUN.2.5 The number of traffic signals on Sun Valley Boulevard shall be kept to the 
minimum number required to provide for safe and efficient traffic flow. 

SUN.2.6 The Washoe County Department of Public Works shall initiate a study and 
subsequent action program aimed at improving traffic flow from residential 
streets onto collectors and arterials, to include consideration of “cut-through” 
traffic issues. 

SUN.2.7 The Nevada Department of Transportation, Regional Transportation Commission 
and Washoe County shall jointly seek funding to construct sidewalks or paved 
paths along both sides of Sun Valley Boulevard and main streets such as:  4th, 
5th, 6th and 7th Avenues when the safety of pedestrians and children walking to 
and from schools requires such facilities. 

SUN.2.8 Washoe County will include in their Capital Improvements Program the 
improvement and paving of dirt roads under their jurisdiction. 

SUN.2.9 The owners of private roads or driveways are required to adequately sign them to 
allow for better emergency response. 

SUN.2.10 The Nevada Department of Transportation, Regional Transportation 
Commission, Sun Valley General Improvement District and Washoe County shall 
continue to work with the local community to implement traffic/pedestrian safety 
improvements within Sun Valley. 

SUN.2.11 Needed infrastructure improvements to streets and drainage ditches that are 
required for improved pedestrian safety, transit stops and expanded bus service 
within the entire valley, shall be included in the Washoe County Capital 
Improvements Program following the completion of a joint study between the 
Washoe County Public Works Department and the Regional Transportation 
Commission. 

SUN.2.12 Weed abatement along Sun Valley roadways with open ditches shall occur 
annually. 

SUN.2.13 The Regional Transportation Commission is urged to locate a multi-modal transit 
stop (parking, bike racks, shelters, concessions) on Sun Valley Boulevard. 

SUN.2.14 The necessary right-of-way and intersection requirements for future roadways 
identified in the Regional Transportation Commission Transportation Plan will be 
protected through dedication, setback or other method deemed adequate and 
appropriate by the Regional Transportation Commission and Washoe County. 

Ken
Highlight

Ken
Typewritten text
This issue is being addressed with Highland Village Phase 1.



Washoe County Master Plan SUN VALLEY AREA PLAN 

December 24, 2018 Page 6 

SUN.2.15 Washoe County will advocate for the expansion of transit services to and within 
the Sun Valley planning area pursuant to the Regional Transportation 
Commissions updated 2030 Plan. 

SUN.2.16 Improvements listed in the Regional Transportation Commission’s Sun Valley 
Bikeway Plan shall be incorporated into the Washoe County Capital 
Improvements Program.  The bikeway plan will be integrated with the local and 
regional trails system and provide access to commercial and public services (See 
Recreational Opportunities Plan map). 

SUN.2.17 The Department of Community Development will provide an annual status report 
to the Planning Commission regarding the implementation of all transportation 
related policies in this plan. 

 
Scenic/Recreational/Cultural Resources 
Goal Three:  Maintain the natural, scenic and recreational values of the public lands 
surrounding Sun Valley. 

Policies 

SUN.3.1 Retain all public lands within and adjacent to the Sun Valley Area Plan 
boundaries.  In the event that public land does become private property, that land 
would automatically be included in the Sun Valley SCMA. 

SUN.3.2 The planning of all future roadways, subdivisions or other development will 
maintain adequate access (vehicular and/or pedestrian) to surrounding public 
land.  Existing and/or needed public access easements will be depicted on all 
development applications and on the initial right-of-way design for new roadways. 

SUN.3.3 Washoe County and Sun Valley residents shall work with the Bureau of Land 
Management to develop and implement an appropriate plan for the education, 
management and enforcement of off-highway vehicle (OHV) use on surrounding 
public lands. 

SUN.3.4 Unneeded dirt roads and other disturbed areas on the public lands surrounding 
Sun Valley should be obliterated and revegetated by the appropriate land 
management agency. 

SUN.3.5 The Washoe County Sheriff’s Office shall cooperate with the Bureau of Land 
Management to increase education and enforcement efforts in order to reduce 
the incidents of illegal shooting and dumping on public and private lands in Sun 
Valley. 

SUN.3.6 The Washoe County Department of Regional Parks and Open Space will 
continue to work with all interested organizations and individuals to reduce illegal 
dumping and other resource damage to Red Hill and take appropriate steps to 
eliminate off-highway vehicle use on Red Hill. 

 
Goal Four:  Maintain open vistas of the surrounding ridges and hills and minimize the 
visual impact of hillside development. 

Policies 

SUN.4.1 Washoe County will require the underground placement of new electrical power 
transmission lines within the Suburban Character Management Area and the 
Downtown Character Management Area.  In considering whether to grant the 
required special use permit for transmission lines or in consideration of any 
conditions including underground placement which may be placed upon an 
approval, the Planning Commission will utilize the best available information 
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including, but not limited to, the most recent Regional Utility Corridor Report and 
any Environmental Impact Statement or other study undertaken regarding the 
proposal.  Underground placement of public utilities in general, including 
electrical power distribution lines, is dictated by Section 110.604.30 of the 
Washoe County Development Code. 

SUN.4.2 Hillside development shall disturb the minimum area required for construction 
and conserve steep slopes in their natural state. 

SUN.4.3 Significant ridgelines in the Sun Valley planning area are to be protected from 
future development. 

SUN.4.4 Structures shall be located to eliminate or minimize silhouettes against the 
skyline. 

SUN.4.5 Disturbed areas shall be finished and fill slopes will not exceed a 3:1 slope; 
hillside grading will establish an undulating naturalistic appearance by creating 
varying curvilinear contours. 

SUN.4.6 Soils disturbed through the development process shall be revegetated no later 
than the next spring and, during the winter, shall be treated to prevent the 
blowing of soil from the site by wind or the movement of soil by precipitation.  
Drought tolerant/fire resistant plant species should be used where appropriate 
(refer to the “Recommended Plant List” in Appendix A). 

 
Goal Five:  The Sun Valley planning area will contain a system of parks and trails that 
provides the community and the region with a broad range of recreational opportunities; 
provides connections between major developments, recreational facilities, the regional 
trail system, public lands and schools; and contributes to the enhancement and 
implementation of the community character. 

Policies 

SUN.5.1 Updates to the Parks District Master Plan for the Sun Valley planning area 
(District 2D) will look to Goal Five for direction.  The Parks District 2D Master 
Plan will seek to enhance and implement the community character. 

SUN.5.2 The Washoe County Department of Regional Parks and Open Space shall 
support and schedule the construction of a multi-purpose trail system within the 
valley (see Recreational Opportunities Plan map).  The ultimate goal is the 
connection of existing and new trails required to complete a Sun Valley Rim Trail. 

SUN.5.3 New trails will be designed to accommodate equestrian, pedestrian and mountain 
bike traffic, unless technical or severe economic hardships warrant consideration 
of a more limited use. 

SUN.5.4 Parking will be provided at all trailheads unless technical or safety issues prevent 
the construction of parking facilities. 

SUN.5.5 Washoe County will work collaboratively with the Cities of Sparks and Reno to 
determine appropriate trail alignments and connections between unincorporated 
Washoe County and properties within the cities corporate limits and the spheres 
of influence. 

SUN.5.6 Access to existing and future trails will be protected and improved whenever 
possible.  During the process of development review, the Washoe County 
Department of Community Development and Washoe County Department of 
Regional Parks and Open Space will request dedication of property and/or 
easements when appropriate trail alignments have been identified that link 
significant nodes within the Sun Valley planning area or connect existing or 
planned trails. 
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Water Resources – Wastewater 

Goal Twelve:  Wastewater treatment and disposal will be provided to land uses in the Sun 
Valley planning area according to the best principles/practices of sustainable resource 
development. 

Policies 

SUN.12.1 Whenever applicable, all development within the Sun Valley Suburban Character 
Management Area and the Downtown Character Management Area will connect 
to a community sewer service. 

SUN.12.2 Conversion of existing septic systems in the Sun Valley planning area to 
community sewer shall be a priority. 

 
Plan Maintenance 
Goal Thirteen:  Amendments to the Sun Valley Area Plan will be for the purpose of further 
implementing the Vision and Character Statement, or to respond to new or changing 
circumstances.  Amendments must conform to the Sun Valley Vision and Character 
Statement. 

Policies 

SUN.13.1 In order for the Washoe County Planning Commission to recommend the 
approval of any amendment to the Sun Valley Area Plan, the following findings 
must be made in addition to the required findings in Washoe County 
Development Code, Section 110.820.15: 

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

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

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

SUN.13.2 Amendments will be reviewed by the Department of Community Development 
against the following set of criteria and thresholds that are measures of the 
impact on, or progress toward, the Vision and Character Statement: 

a. A feasibility study has been conducted and paid for by the applicant, relative 
to municipal water, sewer and storm water, that clearly identifies the 
improvements likely to be required to support the intensification, and those 
improvements have been determined to be in substantial compliance with all 
applicable existing facilities and resource plans for Sun Valley by the Sun 
Valley General Improvement District in conjunction with the Department of 
Water Resources.  This may be waived by the Department of Public Works 
for projects that are determined to have minimal impacts.  The Department of 
Water Resources will establish and maintain the standards and 
methodologies for these feasibility studies. 

b. A traffic analysis has been conducted that clearly identifies the impact to the 
adopted level of service within the Sun Valley planning area and the 
improvements likely to be required to maintain/achieve the adopted level of 
service.  This may be waived by the Department of Public Works for projects 
that are determined to have minimal impacts.  The Department of Public 
Works may request any information it deems necessary to make this 
determination. 

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

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

e. Washoe County will work to ensure that the long range plans of facilities 
providers for transportation, water resources, schools and parks reflect the 
goals and policies of the Sun Valley Area Plan. 

f. If the proposed intensification results in existing facilities exceeding design 
capacity and compromises the Washoe County School District’s ability to 
implement the neighborhood school philosophy for elementary facilities, then 
there must be a current capital improvements 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 District Board of Trustees, may waive this finding. 

SUN.13.3 For proposals to establish new commercial land uses outside of the Downtown 
Character Management Area, a market analysis has been conducted that clearly 
establishes a community serving trade area and provides convincing evidence of 
a need to increase the inventory of community-serving commercial land use 
opportunities. 

SUN.13.4 For any amendment that proposes to alter the Sun Valley Vision or Character 
Statement, the Department of Community Development has conducted a series 
of community visioning workshops with the Sun Valley Citizen Advisory Board 
(CAB), and the results of that process, including any CAB and staff 
recommendations, have been included and discussed in the staff analysis of the 
proposed amendment. 

SUN.13.5 For any amendment that proposes to expand the Suburban Character 
Management Area into the Rural Character Management Area and/or to revise 
the Character Statement, the Department of Community Development has 
conducted a series of community visioning workshops with the Sun Valley Citizen 
Advisory Board (CAB) and the results of that process, including any CAB and 
staff recommendations, have been included and discussed in the staff analysis of 
the proposed amendment; and a proposed land use change accompanies the 
boundary change proposal, and the land use proposal meets all of the applicable 
policies of the Sun Valley Area Plan. 

SUN.13.6 The Department of Community Development will provide an annual status report 
to the Planning Commission regarding the implementation of this plan. 
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]Î @�̂ @AiDE�

� :�����8�ª��=��=ª��0���«:����1�
�¬­®̄ °��̄ ±²�³��́ °¬­±́ °́ �
��
µ��¶�	·�¬̧ 
̧���¹�
 !"!�#�$�%&&%'�
)���(�*+�,'-.&/%&%'�
��
�̄�
	�·�
�¬̧ 
̧���¹�
5&&5�7!�*9����º�!(�º���?5»&�
)���(�*+�,'-5./.,»-

�

�

�TO©SPLSwOOLdRPSoNPTQM KfTR¦NSLeSwccUNXX nUQRPSPfQXSnT¦N

uYu|

uYuY

uY|y

uY|t

uY|�

Ken
Rectangle



����������	
���
����
�
��
�����������

������������������������
 !"!�#�$�%&&%'(�)���(�*+�,'-.&/%&%'�
0�1�233-4�%.,/.-5&�6�$1�233-4�%.,/.-&&��
78�9:1���$;<�����=�����!���

>==�����?���9:

� �

@ABCCDEFGBHAIJF

KLMMNOPQLRSKTUP
VPNWX

Y

ZLPTM

[Y\YY
S
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